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I. Request/Proposal Description  

 
A. Request  
The applicant requests a Threshold Determination under the State Environmental Policy Act 
(SEPA) and Design Review approval to construct a six-story mixed-use residential project. 
The building will contain approximately 125 residential units, 1,506 square feet of ground-
level active use space, and two-levels of underground parking for 146 vehicles.  Ground-
level active use, the residential lobby and lounge, and the outdoor plaza will front Main Street. 
The total square footage of the development is approximately 115,323 gross square feet on 
a site area of 41,268 square feet (0.95 acres). The site is within the Downtown Mixed-Use 
(DNTN-MU) zone and Perimeter Overlay A-2.    

 

The project includes demolition of the existing three-story Surrey building (commonly referred 
to as the “Old Seattle Times” building) on the site.  Site improvements include a 14-foot wide 
non-motorized multi-use path along Main Street, retention of the existing significant trees 
along 108th Avenue NE, site utilities, street level landscaping, linear buffer landscaping along 
the downtown boundary, overhead weather protection, and active use street frontage. The 
proposed building will be referred to as the Main Street Apartments in this report.  

 
B. Site Design 
The proposal site lies on the southwest corner of the intersection of Main Street and 108th 
Avenue SE on what is currently an under-utilized site in the southeast corner of the City 
Center South neighborhood of Downtown Bellevue.  
 
The site is situated within the Downtown Perimeter and abuts the Downtown boundary to the 
south and east. As such, a 20-foot wide linear landscape buffer is provided along the south 
and east property lines within the minimum setback from the Downtown boundary. Vehicular 
access drives shall not exceed 25% of the total area of the linear buffer. Approximately 20% 
of the linear buffer along the south property line contains the vehicular access drive, and the 
remaining portions are landscaped consistent with LUC 20.25A.110.C.  
 
The project proposes a six-story residential building centered around a public facing plaza 
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adjacent to Main Street. There will be a single garage access point near the south property 
line, along 108th Avenue SE. This driveway entrance is shared between commercial and 
residential uses. Loading and trash collection will occur in the driveway as well, including 
their turnaround extents to minimize traffic impacts on 108th Avenue SE.  
 
The primary pedestrian entrance to the building’s residential lobby and lounge will be at the 
northwest corner of the site on Main Street. Additional building and active use entrances for 
pedestrians will be off the public plaza on Main Street, at 108th Avenue NE, and near the 
northeast section of the building, along Main Street. The ground-level residential units along 
the east and west building façades will have private entrances to the exterior including private 
patios.      
 
The proposed streetscape frontage along Main Street will include a 14-foot wide non-
motorized multi-use path and five-foot-wide planting strip with trees and ornamental 
plantings. The streetscape along 108th Avenue SE will consist of an eight-foot wide sidewalk 
and 10-foot planting strip. The existing mature Liquidambar street trees will be retained along 
108th Avenue NE. Overhead weather protection will be incorporated into the north and east 
building walls. 
 

Site Plan 
 

  

North 
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C. Building Design 
 The Main Street Apartments will have six stories of residential apartments with two 

stories of below-grade parking for 146 vehicles. The building’s ground floor will include 
active-use space and the residential lounge and lobby along Main Street. The remainder 
of the ground floor and all stories above the ground floor will contain a total of 125 
apartments, consisting of studios, one, two and three-bedroom units. 

  

 The configuration of the building will be a ‘U’ shape centered around a public outdoor 
plaza.  Along Main Street, the building mass has a horizontally layered representation. 
The ground-level double height volume active-use space in the northeast corner 
provides articulation at the base of the building, and the residential floors above include 
a fifth and sixth-floor stepback with outdoor terraces.  

 
 The west façade includes ground-level residential patios and is richly detailed with ample 

glazing to maximize territorial views to the west. The building’s long façade is broken up 
by the enclosed stairwell. The stair will be pulled up past the roof to provide access to 
the rooftop amenity terrace and provide screening of the elevator and mechanical 
equipment located on the roof. Both the elevator penthouse and stair penthouse provide 
rooftop access and create an interesting roof form. Through modulation, a variety of 
materials, and the thoughtful design of different horizontal and vertical planes, the 
building will have visual interest from all sides. 
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 A code required stepback along Main Street will physically step the building face back 
approximately 15-feet beginning at level 5, approximately 40 feet above the sidewalk. 
This stepback will provide outdoor patio space for four units in addition to creating a 
scale and contextual relationship between the lower floors of the building and the 
pedestrian environment along the street.   

 
Along the south building façade, the mass is broken up with narrower vertical windows 
and balconies. A similar approach to breaking up the building mass is used on the east 
building façade, and the ground-level includes residential stoops to engage the sidewalk. 
The alternating window patterns and openings provide scale relief from the primary 
massing and compatibility with the adjacent multi-family residential neighborhood to the 
south and Professional Office zone to the east.  

  
 The choice in materials, including glazing, was driven by the desire for a simple, clean 

and modern aesthetic which emphasizes the window patterning. The building features 
exposed board-form concrete and tall glass storefronts at the pedestrian level with 
cedar-clad soffits and canopies. The building utilizes contemporary building materials 
including white fiber cement panels with bold black steel accents and trim.  A strong 
visual connection between the exterior and interior of the building is established through 
clear storefront glazing at all active-use spaces. Additionally, transparent glazing will be 
used to frame the public plaza, providing visual access to the fitness room and active 
use suite on the east face of the plaza, residential units on the south face, and the 
residential lounge on the west face.  
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Color and Materials  
 
 

 
 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
D.  Process 

Design Review is required by Land Use Code (LUC) 20.25A.030.A.1.  In addition to the 
Design Review, the project requires a threshold determination under the State 
Environmental Policy Act (SEPA) due to the project size. The Design Review and SEPA 
Threshold Determination are Process II decisions.  Process II is an administrative 
process.  The Environmental Coordinator issues the SEPA Threshold Determination and 
the Director of Development Services issues the Design Review decision.  An appeal of 
any Process II decision is heard and decided upon by the City of Bellevue Hearing 
Examiner. 
 

II. Site Description and Zoning  
 

A. Site Description (Existing)  
The site is rectangular, measuring approximately 200 feet (east-west) and approximately 
206 feet (north-south). There is an approximate grade change of 12 feet from the site’s 
northeast to southwest property corners. The property fronts on two public right-of-ways 
which include 108th Avenue SE to the east and Main Street to the north. Main Street is 
designated as a Mixed Street - Type “C” streetscape per the Land Use Code’s Design 
Guidelines Building/Sidewalk Relationships and 108th Avenue SE is designated as a 
Neighborhood Street – Type “D” streetscape. The streets bordering the site do not 
provide on-street parking.  
 
The site is situated in the northeast corner of a superblock at the edge of Downtown 
Bellevue. Avalon Apartments is a two-story, 15-unit apartment building immediately to 
the south of the project site. The development to the west, Rudy’s Barbershop, is a one-
story unreinforced masonry building, and at the northwest corner of the superblock is 



18-105483-LD  
Main Street Apartments  
Page 8 of 51 
 

  

 

Sylva on Main, which is an eight-story mixed-use residential development. On the north 
side of Main Street, across from the proposed Main Street Apartments is a five-story 
mixed use building with two stories of residential development and three stories of retail 
and office space.  
 

Aerial Photograph – Existing Conditions 
 

 
Currently the property contains the building commonly referred to as the “Old Seattle 
Times” building, which is a three-story building with basement parking and surface 
parking. There are several mature Liquidambar trees which line 108th Avenue SE east 
of the project site and south of downtown. The tree canopy in this area will be preserved 
by this project and the trees within the project streetscape will be supplemented by 
groundcover.  
 

Existing “Old Seattle Times” building looking south from Main Street 

North 
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Tree canopy – looking north from 108th Ave SE 

 
B. Site Zoning   

A site zoning map is provided below. The site is located in Downtown Bellevue and is 
zoned Downtown Mixed-Use (DNTN-MU) and within the Perimeter Overlay A-2. On 
December 11, 2017, the City Council approved a Comprehensive Plan Amendment (File 
No. 17-121068-AC, Ordinance No. 6394) to change the land use designation of the site 
from Professional Office to Downtown Mixed-Use. Through the Comprehensive Plan 
Amendment, the southern boundary of the downtown was updated to make the 
boundary line more regular, and the entire subject site was made a part of the downtown. 
The site was rezoned (18-103799-LQ) on March 4, 2019 through Ordinance 6453 to 
implement the 2017 Comprehensive Plan Amendment. The proposed retail and 
residential development are allowed outright in Perimeter Overlay A-2 of the Downtown 
Mixed-Use zone.  
  

The surrounding properties to the west and north are within the Downtown Mixed-Use 
(DNTN-MU) zoning district and Perimeter Overlay A-2. The properties immediately 
south are outside the downtown and within the Multifamily Residential R-30 zoning 
district. The office development to the east is located within the Professional Office (PO) 
district.   
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Land Use Districts 

 
III. Consistency with Land Use Code/Zoning Requirements  
 

A. General Provisions of the Land Use Code 
 

1. Use 
The proposed residential and commercial/retail uses are permitted outright in the DNTN-
MU and Perimeter Overlay A-2 zone.   

 
2. Dimensional Requirements 
The dimensional and area requirements that apply in DNTN-MU and Perimeter Overlay 
A-2 zone is listed below and the proposal is evaluated for consistency. 

 
 
 
 
 
 
 
 
 
 
 

North 
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Table 1:  Dimensional Requirements 
     

DIMENSIONAL REQUIREMENTS (LUC 20.25A.060.A.4) 

Downtown (DT) - 
Project Limit 
LUC 20.25A.020 

 
41,268 SF 
  

Land Use District 
per  
LUC 20.25A.010 

DNTN-MU and Perimeter Overlay A-2   

Building Type per 
LUC 20.25A.060 
Footnote (2) 

Residential     

DIMENSIONAL REQUIREMENTS (LUC 20.25A.060) 

Item Permitted/Required Proposed 
Code Section/Comments/ 
Conditions 

Maximum Floor 
Plate Above 40 ft. 
 
Measured in gsf/f* 

20,000 gsf/f 18,729 gsf/f  
LUC 20.25A.060 
Meets requirement.  

Minimum Setback 
from Downtown 
Boundary  

 
20’  

 
20’ 

Minimum downtown boundary setbacks 
are subject to required landscape 
development. See Street Frontage and 
Landscaping section below. 
Meets requirement.   

Maximum Lot 
Coverage by 
Structure 

 
75% 

30,951 SF 

 
51% 

21,047 SF 

 
LUC 20.25A.060 
Meets requirement.  

Maximum Building 
Height/Maximum 
Building Height 
with Mechanical 
Equipment 
 

70’/90’ 68’9” / 90’  

Measured from average finish grade to 
the occupiable rooftop deck, which is at 
68’9”, and an additional 20 feet allowed 
for mechanical equipment and is 
uninhabitable. LUC 20.25A.060 & LUC 
20.25A.020.A. Meets requirement.  

Base Building 
Height  

230’ 90’ 

Building does not exceed the base 
building height. Participation in the FAR 
Amenity Incentive System is not required 
because the building does not exceed the 
Base Building Height and the Base Floor 
Area Ratio.   

Floor Area Ratio: 
 Base:  3.25  

134,121 GFA 
Max.: 3.5 

144,438 GFA 

 
2.8  

(116,000 GFA) 
Gross Floor Area for 

FAR  
 

Building does not exceed the base FAR. 
Participation in the FAR Amenity Incentive 
System is not required because the 
building does not exceed the Base 
Building Height and the Base Floor Area 
Ratio.  

Building Trigger 
for Additional 
Height 

55’ 
 
  

Triggered  
 
  

LUC 20.25A.075.A.3 – Outdoor Plaza 
Space Requirement. Plaza space in the 
amount of 10 percent of the site required.  
Meets requirement.  
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STREET FRONTAGE and LANDSCAPING (LUC 20.25A.090 & 110) 

Item Permitted/Required Proposed 
Code Section/Comments/ 
Conditions 

Sidewalk Width 
measured from 
back of curb 
 
   Overall Width: 
 
 
 
   Planting Strip or 
   Planting Pit: 
 
    
 
 
 
 
 
 
 
 
 
Sidewalk Width: 
 

Main 
Street  

 
 

12’6” 
(including 

curb) 
 

5’ wide 
 
 
 
 
 
 
 
 
 
 
 
 

6’ wide 

108th Ave 
SE 

 
 

12’6” 
(including 

curb) 
 

5’ wide 
 
 
 
 
 
 
 
 
 
 
 
 

6’ wide 

Main 
Street  

 
 

19’6” 
(including 

curb) 
 

5’ wide 
planting 
strip with 

trees, 
shrubs, 

groundco
ver, and 
irrigation 

 
 
 
 
 

14’ 
 

108th Ave 
SE 

 
 

18’6” 
(including 

curb) 
 

10’ wide 
planting 
strip with 
existing 

trees 
retained, 

newly 
installed 
shrubs, 

groundco
ver and 
irrigation 

 
8’  

Main Street: 2009 COB Pedestrian & 
Bicycle Transportation Plan Report: O-
121-S requires a 10-14-foot wide off-
street path. 
 
108th Ave SE: Additional planting width 
provided to retain the existing trees 
Liquidambar street trees. Refer to 
Conditions of Approval regarding 
Street Trees and Right-of-
Way/Streetscape Landscaping in 
Section XI of this report. 
 
Note: To ensure the health and viability of 
the existing trees along 108th Ave SE, a 
continuous planting strip is provided 
rather than tree pits required in LUC 
20.25A.090.A.1 Plate A, and the existing 
street trees are inconsistent with the 
required trees in LUC 20.25A.110.A.1 
Plate B. Refer to Attachment C - 
Administrative Departure Request and 
discussion in Section IV below.   
 
Meets requirements.  
Refer to Conditions of Approval 
regarding the Frontage Improvements 
– Transportation, Final Landscape and 
Irrigation Plans, Street Trees and 
Right-of-Way/Streetscape 
Landscaping, Streetscape Irrigation 
(Right-of-Way and Site), Landscape 
Installation Assurance Device, 
Landscape Maintenance Assurance 
Device, and Landscape Maintenance 
Agreement with the City of Bellevue in 
Section XI of this report. 
 

Downtown 
Perimeter 
Landscaping  
 
LUC 
20.25A.110.B.2 
LUC 
20.25A.110.C.2 

Rear Yard 
 
5’ wide Type III 
landscaping if 
buffering a surface 
vehicular access  
 
Linear Buffer  
 
20’ wide planted 
buffer along 
Downtown perimeter 
boundary. 

Rear Yard 
 
5’ wide Type III 
landscaping 
provided. 
 
  
Linear Buffer  
 
20’ setback provided 
along the entire 
southern and eastern 
property line.  

LUC 20.25A.110.B.2 Site perimeter 
landscaping and LUC 20.25A.110.C.2 
Linear buffer  
 
Note: The Linear Buffer is measured from 
the back of curb on the east side, and 
from the south property line. Applicant will 
retain existing trees along 108th Ave SE, 
within the linear buffer.  
Refer to Conditions of Approval 
regarding Final Landscape and 
Irrigation Plans in Section XI of this 
report.  
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Item Permitted/Required Proposed 
Code Section/Comments/ 
Conditions 

Landscaping -  
Street Tree  
Caliper & Species  
 
LUC 20.25A.110 
 
 

Main 
Street 

 
Tupelo: 
Nyssa 
Sylvatica 
‘Afterbur
ner’ 

108th Ave 
SE 

 
Zelkova 
Serrata 
‘Green 
Vase’ 

Main 
Street 

 
Tupelo: 
Nyssa 
Sylvatica 
‘Afterbur
ner’ 

108th Ave 
SE 

 
Existing 
trees to 
remain 

 

LUC 20.25A.110.A, Plate B  
 
 
Refer to Attachment C - Administrative 
Departure Request regarding the 
requested changes to the required 
landscaping on 108th Avenue SE in 
order to retain the existing street trees 
and discussion in Section IV below.   
 
Refer to Conditions of Approval 
regarding Final Landscape and 
Irrigation Plans, Street Trees and 
Right-of-Way/Streetscape 
Landscaping, Streetscape Irrigation 
(Right-of-Way and Site), Landscape 
Installation Assurance Device, 
Landscape Maintenance Assurance 
Device, and Landscape Maintenance 
Agreement with the City of Bellevue in 
Section XI of this report. 

PARKING (LUC 20.25A.080) 

Item Permitted/Required Proposed 
Code Section/Comments/ 
Conditions 

Vehicular Parking 
 
Residential Parking: 
125 units  
 
Retail Parking: 
1,506 SF 
 
 
Visitor Parking  
 
Total Parking 
 
 
 
Compact Stalls  

 
 

 
 
Min. 1/unit: 125  
Max. 2/unit: 250  
 
Min. 2/1000 SF: 3 
Max. 4/1000 SF: 6 
 
Min. 1 per 20 units: 6 
 
 
TOTAL STALLS 
REQUIRED: 134  
 
 
Compact Stalls: 
Up 65% of required 
parking stalls in the 
DNTN may be 
compact with a 
Departure. 

 
 
135 stalls  
 
 
4 stalls = 2.7/1000 SF 
 
 
7 stalls  
 
 
146 stalls  
 
 
 
83 stalls = 57% 

 
 
Meets LUC 20.25A.080.B.k. 
 
 
Meets LUC 20.25A.080.B.n 
 
 
Meets LUC 20.25A.080.B.k (footnote 6) 
 
Meets LUC 20.25A.080.F.2 and LUC 
20.25A.030.D.1. Refer to Attachment C - 
Administrative Departure Request to 
provide 57% compact stalls for the 
project, and see discussion in Section 
IV below.  
Refer to Conditions of Approval 
regarding Compact Parking Stalls and 
Allocation of Parking for Retail, 
Visitors, and Residential Uses in 
Section XI of this report. 

 
Bicycle Parking One space per every 

10 dwelling units: 13 
bicycle spaces. 

13 bicycle spaces 
provided on Level 1 
within a secured, 
indoor bicycle 
storage room.  

LUC 20.25A.080.G.1.b & 2-5 Provided on-
site in a secure, covered location meeting 
the dimensional requirements.  
Meets requirement. 
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REFUSE/RECYCLING/LOADING  (LUC 20.25A.160 & LUC 20.20.590.K and 20.20.725) 

Item Permitted/Required Proposed 
Code Section/Comments/ 
Conditions 

Refuse & 
Recycling 
LUC 20.20.725 & 
20.25A.160 
 

Residential: 
 
 
 
 
 

Retail: 
 

 
Loading Area 
20.20.590.K.4  

Required: 
 
 
 
 
1.5 SF/unit @ 125 
units = 188 SF 
 
 
 
 
5 SF/1000 SF @ 
1700 SF = 10 SF  
 
One 10 FT x 55 FT 
dedicated loading 
space 

Provided: 
 
 
 
 
70 SF trash and 
recycling room 
provided on each 
residential floor 
(levels 1-6) = 420 SF 
 
600 SF trash and 
recycling area 
 
One 10 FT x 50 FT 
dedicated loading 
space provided  

 
 
 
 
 
Modification to loading area size is 
allowed per LUC 20.20.590.K.4.b.ii. The 
project anticipates moving trucks, delivery 
trucks, and trash and recycling pick-up 
vehicles to be approximately 33’ in length.  
Refer to Condition of Approval 
regarding Provisions for Loading and 
Recording: Solid Waste/Recycling 
Containers in Section XI of this report.  

 
B. Downtown Tower Requirements and Upper-Level Stepbacks (LUC 20.25A.075)  

1. Upper-Level Stepbacks   
The project site is situated along Main Street, as such a 15’ upper-level stepback is 
provided at the level of the first-floor plate that is above 40’ in height, specifically, the 
stepback is provided at 44’4”. The upper-level setback will provide rooftop terraces 
for the residents of the building units on level 5. This space will have paved terrace 
space for seating and a sedum green roof.  
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2. Outdoor Plaza Space Requirement  
The zoning Trigger Height in the Downtown Mixed-Use and Perimeter Overlay A-2 
is 55’ as measured from the Average Finished Grade. The project exceeds the 
trigger height and is required to provide a public plaza space in the amount of 10 
percent of the project limit. The site is 41,268 SF, a public plaza space of 4,260 SF 
is provided. The public facing plaza fronts along Main Street, creating an intimate 
courtyard which extends from the public sidewalk. The public plaza is designed to 
meet the criteria in LUC 20.25A.070.D.4.2 as shown in the graphic below and 
discussed in Attachment A - Downtown Design Guidelines. Refer to Condition of 
Approval regarding Open Space Design, Public Access Agreement, and Public 
Access Signage for the outdoor plaza space in Section XI of this report.   

 
C. Linear Buffer Required within Minimum Setback from the Downtown Boundary 

(LUC 20.25A.110.C)  
The project will provide enhanced landscaping along the south and east property lines 
which abut the Downtown Boundary. The plantings, which include trees, shrubs, and 
groundcover, will visually soften the building and provide a graceful transition to 
properties outside of Downtown Bellevue. Vehicular access drives shall not exceed 25% 
of the total area of the linear buffer. Approximately 20% of the linear buffer along the 

North 
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south property line contains the vehicular access drive, and the remaining portions are 
landscaped consistent with LUC 20.25A.110.C. 
 

 
 

D. Green and Sustainability Factor (LUC 20.25A.120)  
The site requires a Green and Sustainability Factor score of 0.3 per LUC 20.25A.120. 
The proposal provides a score of 0.314. Refer to Attachment D – Green and 
Sustainability Factor Worksheet. The applicant has demonstrated compliance with the 
requirements of the Land Use Code by providing the following: 
 

• Soil Cells  

• Landscaped areas which include trees and shrubs 

• Preservation of existing trees  

• Green roof  

• Native landscaping  

• Bicycle racks 
 

North 
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IV. Design Guidelines, Design Criteria, and Administrative Departures  
 

A. Design Guidelines (LUC 20.25A.140-180)  
Staff has reviewed the Main Street Apartments project for consistency with the design 
guidelines and design criteria applicable to Downtown Bellevue, as outlined in LUC 
20.25A.140-180. The following information summarizes key guidelines that apply to 
the Main Street Apartments project. Refer to Attachment A – Downtown Design 
Guidelines for a complete discussion of how the proposal has met all applicable 
Downtown Design Guidelines.  
 
1. Context (LUC 20.25A.150)  

I. Relationship to Height and Form of Other Development 

• The project is similar in size and proportion to the developed 
multifamily properties along Main Street.  

• The north building wall, along Main Street, provides an active 
storefront and residential lobby to respond to the urban facing side 
of downtown. 

• Generous landscape buffers to the east and south property lines 
provide a graceful transition to the lower intensity land use districts 
outside of the Downtown.  

II. Relationship to Publicly Accessible Open Spaces  

• The project provides a generous public plaza abutting Main Street.  

• Multiple entrances to the public plaza are provided by the building.  

• The plaza is north facing to maximize sunlight exposure to the 
space. 

III. Relationship to Transportation Elements  

• The project provides a 14-foot wide multiuse path, which is part of 
the Lake-to-Lake trail along Main Street.  

• Parking and service access are directed to the south of the site from 
a lower volume street thereby reducing conflict near Main Street. 

IV. Emphasize Gateways  

• Not applicable. There are no gateway requirements for this site 
identified in Map UD-1. 

V. Maximize Sunlight on Surrounding Area 

• The building massing is to the north with a 15-foot upper-level 
stepback to maximize sunlight. 

• A 10-foot setback from the west property line and a drive aisle along 
the south property line protect sunlight to adjacent developments to 
the west and south.  
 

2. Site Organization (LUC 20.25A.160) 
I. On-Site Circulation  

• Vehicular access and trash/recycling pick-up is directed to the south 
of the site, along 108th Avenue SE, to minimize impacts to Main 
Street, a high-volume street.  

• Pedestrian entrances are provided along Main Street and individual 
unit entries are provided along 108th Avenue SE.  

• Bicycle amenities will be placed along Main Street within the Lake-
to-Lake trail easement. Additional facilities for cyclists are provided 
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within the building and accessible through the main building and 
garage entrances.  

II. Building Entrances  

• Building entrances are provided from the public plaza along Main 
Street and directly from the multiuse path along Main Street.  

• Building entrances are designed with overhead weather protection 
and signage to clearly define the entry.  

• Residential patio entries are provided along 108th Avenue SE to 
activate the street.  

III. Through-Block Connections 

• Not applicable. There is no through-block connection requirement 
for this site. 

IV. Open Space  

• The north facing public open space fronts Main Street and abuts 
the 14-foot multiuse path to capture as much foot traffic as possible 
and function as an extension of the sidewalk. 

• The open space incorporates art, extensive landscaping, and areas 
for seating.  
 

3. Streetscape and Public Realm (LUC 20.25A.170) 
I. Define the Pedestrian Environment  

• Overhead weather protection is provided along Main Street and 
108th Avenue SE.  

• Signage will be provided at the main entries within the first two floor 
levels.  

• 108th Avenue SE is designated a Neighborhood Street “D” ROW 
with a requirement for no more than 25% of blank walls and inactive 
uses along the building façade. The project provides residential 
patios and transparency along the entire façade to activate the 
street.  

• Main Street is designated a Mixed Street “C” ROW with a 
requirement for 75% transparency. The double height ground-level 
suites along Main Street provide a continuous street edge with floor 
to ceiling glazing. 

• The building’s north façade, along Main Street, is required to 
provide Active Uses for 50% of the building façade. The street wall 
incorporates 51.3%, or 56.8 linear feet of Active Uses along Main 
Street.  

II. Protect Pedestrians from the Elements  

• The building’s east façade, along 108th Avenue SE, is required to 
provide overhead weather protection for 50% of the building façade. 
The east façade provides 61%, or 84.6 linear feet of overhead 
weather protection.  

• The building’s north façade, along Main Street, is required to 
provide overhead weather protection for 75% of the building façade. 
The north façade provides 97%, or 113 linear feet of overhead 
weather protection.  

III. Create a Variety of Outdoor Spaces  

• The project provides an outdoor plaza along Main Street which is 
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approximately 4,260 square feet in size.  

• Due to the size and design of the outdoor space, there is flexibility 
for different types of experiences and activities to occur.  

IV. Integrate Artistic Elements  

• Public art is provided at the entry of the public plaza.  
V. Orient Lighting toward Sidewalks & Public Spaces  

• Wall mounted sconces will be placed along Main Street at the 
pedestrian level.  

• Uplit trees and uplit art are provided within the public plaza.  
VI. Orient Hanging and Blade Signs to Pedestrians  

• The signage will be pedestrian-oriented and placed within the first 
two floor levels.  

• Signage is proposed to frame the main building entrance.  
VII. Build Compatible Parking Structures 

• The parking is located below grade and is not visible from the street.  
 

4. Building Design (LUC 20.25A.180) 

• At the ground-level board form concrete and floor to ceiling windows 
provide a simple, clean aesthetic that is materially different than the 
upper-levels. 

• Durable fiber cement panels with varying window patterns provide 
an attractive building.  

• The building is layered along Main Street with a double-height 
ground-level which responds to the street functions and plaza, 
residential floors above, and a 15-foot stepback beginning at the 
fifth-floor level.  

• Along the east and south elevations, the building responds to the 
smaller scale development in the PO and R-30 zoning districts 
through the design of narrower vertical bays, balconies, and vertical 
recesses.  

• An attractive rooftop is created through the provision of outdoor 
terraces on the fifth floor-level and on the rooftop. 

 
The applicant has demonstrated compliance with the Design Guidelines and Design 
Criteria. Refer to Conditions of Approval regarding Street Level Glazing and 
Mechanical Equipment in Section XI of this report. 
 

B. Administrative Departures (LUC 20.25A.060.D) 
The applicant has submitted three Administrative Departure requests as described 
below.  
1. Compact Parking Stalls. 

LUC Section 20.25A.080.F.2 allows for the design and designation of up to 65 
percent of parking spaces to be for use by compact cars through an administrative 
departure. The applicant requests 83 stalls, or 57% to be designated for compact 
cars.  
Decision Criteria:  
i. The resulting design will advance a Comprehensive Plan goal or 

policy objective that is not adequately accommodated by a strict 
application of the Land Use Code; and  
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Finding: Comprehensive Plan Policies S-DT-1 and S-DT-149 promote 
downtown livability through provisions made for the needs and interests of 
Downtown residents, employees, shoppers, and visitors. The provision of 
compact parking stalls will accommodate future tenants and guests of the 
building that arrive in compact cars.  
 

ii. The resulting design will be more consistent with the purpose and 
intent of the Land Use Code; and  
 
Finding: The project seeks approval of up to 83 compact parking stalls, or 
57% compact parking stalls. Elsewhere in the Land Use Code compact 
parking is allowed outright. By right-sizing the parking stalls to 
accommodate the needs of future tenants and building guests, the garage 
design can maximize efficiency in the garage floorplates and as a result the 
parking is more consistent with the purpose and intent of the Land Use 
Code.  
 

iii. The modification is the minimum reasonably necessary to achieve the 
Comprehensive Plan objective or Land Use Code intent; and  
 
Finding: The applicant has identified compact parking stalls as a 
necessary provision to accommodate future tenants and building guests 
arriving in compact cars. Land Use Code Section 20.25A.080.F.2 allows 
up to 65% of the required parking stalls in the downtown to be for compact 
cars, and the applicant is proposing 83 stalls, or 57% to be designated for 
compact cars. By providing 57% compact stalls the project is making 
efficient use of the below-grade garage floorplate and is able to provide an 
additional 10 parking spaces above the minimum parking requirement.  
Therefore, the modification to allow 57% compact parking stalls is the 
minimum reasonably necessary to achieve the Comprehensive Plan 
objective or Land Use Code intent.  
 

iv. Any Administrative Departure criteria required by the specific terms 
of the Land Use Code have been met; or  
 
Finding: The specific term to grant an Administrative Departure for 
compact parking stalls includes a maximum allowance of 65% of parking 
spaces to be for use by compact cars. The applicant proposes 57% to be 
for use by compact cars.  The specific term of the Land Use Code has been 
met.  
 

v. The modification is reasonably necessary to implement or ensure 
consistency with a departure allowed through a Development 
Agreement approved pursuant to subsection D.2 of this section.  
 
Finding: Not applicable. A Development Agreement is not provided in this 
project application.  
 

The Administrative Departure request meets the approval requirements in LUC 
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20.25A.030.D and is hereby approved. Refer to Attachment C – Administrative 
Departure Request Form for the written responses to the Departure Decision 
Criteria. Refer to Conditions of Approval regarding Compact Parking Stalls in 
Section XI of this report. 

 
2. Street Tree Species Substitution on 108th Avenue SE (Plate B). 

LUC Section 20.25A.110.A.1 requires a property owner to install streets trees in 
accordance with the requirements of ‘Plate B.’ The street tree required on 108th 
Avenue SE is Zelkova serrata ‘Green Vase’. Rather than removing the existing 
viable trees along 108th Avenue SE, the applicant requests an administrative 
departure to retain the existing significant Liquidambar street trees which line 108th 
Avenue SE.  
 
Decision Criteria:  
i. The resulting design will advance a Comprehensive Plan goal or 

policy objective that is not adequately accommodated by a strict 
application of the Land Use Code; and  
 
Policy S-DT-56. Differentiate Downtown Districts through streetscape 
improvements such as wayfinding elements, gateways, mid-block 
pedestrian crossings, public art, landscaping and street trees, lighting, and 
street furniture.  
 
Finding: The retention of the existing significant Liquidambar street trees 
along 108th Avenue SE differentiates the Downtown District through the 
streetscape by maintaining the existing green gateway for a person 
entering the Downtown from the south and leaving the Downtown to the 
lower density residential neighborhood south of Main Street. This design 
advances Comprehensive Plan Policy S-DT-56. 
 
Policy S-DT-108. Provide a lineal green space buffer in the vicinity of the 
southeast corner of Downtown to transition from single family residential 
uses to higher density residential and commercial uses north of Main Street 
within Downtown; and  
 
Policy S-DT-110. Continue to preserve significant older trees within the 
Downtown Subarea.  
 
Finding: The preservation of the mature significant Liquidambar trees 
along 108th Avenue SE provides a lineal green space buffer in the 
southeast section of Downtown which abuts single-family and multifamily 
residential uses south of Main Street. The existing mature street trees have 
been evaluated by an arborist and are determined to be viable for retention. 
This design advances Comprehensive Plan Policies S-DT-108 and S-DT-
110. 
 

ii. The resulting design will be more consistent with the purpose and 
intent of the Land Use Code; and  
 
Finding: Per LUC 20.25A.110.4 tree specifies may be substituted through 
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an Administrative Departure. Several parts of the Land Use Code 
encourage the retention of viable significant trees when possible. The 
Liquidambar street trees along 108th Avenue SE were evaluated by the 
project arborist and the City of Bellevue Parks and Community Services’ 
staff arborist and determined viable for retention. Retaining mature viable 
trees within the Downtown is more consistent with the purpose and intent 
of the Land Use Code.   
 

iii. The modification is the minimum reasonably necessary to achieve the 
Comprehensive Plan objective or Land Use Code intent; and  
 
Finding: The proposed Main Street Apartments building has been pulled 
back from 108th Avenue SE to provide a generous 10-foot planter strip so 
the mature street trees can be retained. The modification to allow the 
existing Liquidambar trees in lieu of planting the required Zelkova serrata 
‘Green Vase’ is the minimum necessary to achieve the Comprehensive 
Plan and Land Use Code intent. 
 

iv. Any Administrative Departure criteria required by the specific terms 
of the Land Use Code have been met; or  
 
Finding: The specific terms to grant an Administrative Departure to allow 
a tree species substitution is that the substitution shall be of the same size 
and canopy spread as the tree species that is being replaced. This 
requirement is met.  
 

v. The modification is reasonably necessary to implement or ensure 
consistency with a departure allowed through a Development 
Agreement approved pursuant to subsection D.2 of this section.  
 
Finding: Not applicable. A Development Agreement is not provided in this 
project application. 

 
The Administrative Departure request meets the approval requirements in LUC 
20.25A.030.D and is hereby approved. Refer to Attachment C – Administrative 
Departure Request Form for the written responses to the Departure Decision 
Criteria. 

 
3. Modifications to Plate A to provide a continuous planter strip instead of a 

tree pit.  
LUC Section 20.25A.090.A.1 requires a tree pit to be included within the prescribed 
minimum width of the sidewalk along 108th Avenue SE, in accordance with ‘Plate 
A.’ The applicant requests an administrative departure to install a 10-foot wide 
continuous planter strip instead of the individual tree pits to allow for retention of 
the existing significant Liquidambar street trees which line 108th Avenue SE.  

 
Decision Criteria:  
i. The resulting design will advance a Comprehensive Plan goal or 

policy objective that is not adequately accommodated by a strict 
application of the Land Use Code; and  
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Finding: The preservation of the existing Liquidambar street trees 
advances the following Comprehensive Plan goals and policy objectives: 

 
Policy S-DT-40 Enhance the appearance and function of all types of 
streets and adjoining sidewalks with street trees, landscaping, water 
features, pedestrian-scaled lighting, street furniture, bicycle parking, 
paving treatments, medians, or other softening and design treatments as 
appropriate. 
 
Policy S-DT-56. Differentiate Downtown Districts through streetscape 
improvements such as wayfinding elements, gateways, mid-block 
pedestrian crossings, public art, landscaping and street trees, lighting, 
and street furniture. 
 
S-DT-110. Continue to preserve significant older trees within the 
Downtown Subarea. 
 

ii. The resulting design will be more consistent with the purpose and 
intent of the Land Use Code; and  
 
Finding: By providing a larger landscape strip rather than the prescribed 
tree pit, the design will facilitate the preservation of the mature street trees 
which is consistent with the intent of the Land Use Code.  
 

iii. The modification is the minimum reasonably necessary to achieve the 
Comprehensive Plan objective or Land Use Code intent; and  
 
Finding: An arborist evaluated the existing trees and determined that a 
minimum 10-foot wide planter strip is the minimum necessary to retain the 
existing Liquidambar street trees.  
 

iv. Any Administrative Departure criteria required by the specific terms 
of the Land Use Code have been met; or  
 
Finding: There are no specific terms relating to Plate A in the Land Use 
Code.  
 

v. The modification is reasonably necessary to implement or ensure 
consistency with a departure allowed through a Development 
Agreement approved pursuant to subsection D.2 of this section.  
 
Finding: Not applicable. A Development Agreement is not provided in this 
project application. 

 
The Administrative Departure request meets the approval requirements in LUC 
20.25A.030.D and is hereby approved. Refer to Attachment C – Administrative Departure 
Request Form for the written responses to the Departure Decision Criteria. 
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V. Public Notice and Public Comment 
 

Application Date:   February 16, 2018 
Notice of Application (500 feet):   March 22, 2018 
Public Meeting:   April 5, 2018 
Minimum Comment Period:   April 5, 2018 
 
The project was publicly noticed in the City’s Weekly Permit Bulletin and Seattle Times on 
March 22, 2018 with notice mailed to property owners within 500 feet of the project site. A 
public information sign was installed on the site the same day. A public meeting was held 
at Bellevue City Hall on April 5, 2018 and was attended by no members of the public. No 
written comments were received regarding the proposal, and there are no parties of 
record. 
 

VI. Technical Review  
 

A. Transportation 
Site Access and Loading 
The proposed development project is located on the southwest corner at the intersection 
of Main Street and 108th Avenue SE. 
 
The existing site consists of one 17,861 square foot office building with two access 
locations.  One existing access location is from the 5-lane arterial, Main Street.  The 
second access location is from the 3-lane arterial, 108th Avenue SE. 
 

Existing Conditions 

http://mapshotviewer/silverlightviewer/viewer.html?Viewer=Mapshot
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The proposed project will consist of 125 multi-family homes and up to 1,506 square feet 
of retail.  The project will eliminate the access from Main Street, consolidating access and 
loading off of 108th Avenue SE, the street which has the lower arterial classification.  The 
private commercial driveway had been designed to extend past the underground garage 
opening.  This additional driveway length allows for garbage trucks, deliveries, and moving 
trucks to turnaround within the site, without backing onto the public roadway.  Auto turn 
exhibits have been submitted by the developer’s engineer to confirm this.  Backing onto 
or loading from the public roadway will not be allowed. 

 

Proposed Project Site Plan 

 
The project access location on 108th Avenue SE will have right and left turns allowed out 
of the site.  Minor modifications may be needed to the existing landscape median. Refer 
to Conditions of Approval regarding Frontage Improvements – Transportation in 
Section XI of this report. 

 
Street Frontage Improvements and Mitigation 

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to 
provide infrastructure improvements with a consistent and attractive appearance, the 
construction of street frontage improvements is required as a condition of development 
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approval. The design of the improvements must conform to the requirements of the 
Americans with Disabilities Act, the Transportation Development Code (BCC 14.60), and 
the provisions of the Transportation Department Design Manual.  
 
Engineering and construction details must be shown on the civil engineering plans 
submitted to the clearing and grading permit. The engineering plans shall be the 
controlling document on the design of these features; architectural and landscape plans 
must conform to the engineering plans. During construction, city inspectors may require 
additional survey work at any time to confirm proper elevations.  The building grade and 
elevations shall be consistent with the curb and sidewalk grade shown in the approved 
civil engineering plans.   

 
Street Frontage Improvements and Mitigation will include the following: 
 

1. Main Street 
a. Remove the existing access location. 
b. Street lighting per Bellevue’s Standards. 
c. New concrete curb and gutter. 
d. A 5-foot wide continuous landscape planter 

i. Street trees 25-feet on center 
ii. Ground Cover 
iii. Spray irrigation from a City metered water source 
iv. Soil Preparation 
v. Root Barrier 

e. A 14-foot wide concrete multi-purpose path.   
i. The path shall have a sawcut score pattern and be designed for 

pedestrians and cyclists.   
ii. Pavement markings will be required to identify that both pedestrians 

and cyclists are allowed on the path.   
iii. Easements to the City for the path will require it to remain clear at 

all times.   
 

2. 108th Avenue SE 
a. New driveway approach meeting Bellevue standards.  The minimum width 

shall be 26-feet for two-way traffic.  The approach shall meet Bellevue’s 
minimum sight distance standards. 

b. Street lighting per Bellevue Standards 
c. Replace damaged sections of curb and gutter. Maintain the current 

alignment and minimize the disturbance to the adjacent street trees 
d. Provide a 10-foot wide continuous landscape planter and retain the existing 

street streets. The City will approve specific tree removal for necessary 
intersection improvements.  

i. The existing Liquidambar street trees shall be preserved with the 
exception of street trees necessary for removal due to intersection 
improvements.  

ii. Ground Cover 
iii. Spray irrigation from a City metered water source 
iv. Soil Preparation 
v. Metal Key joints to be used in lieu of root barrier  

e. A minimum 8-foot wide concrete sidewalk. 
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f. Minor modifications may be needed to the existing landscape median. 
g. Easements to the City for any portion of the frontage improvements that 

extend into private property. 
 

3. Intersection of Main Street and 108th Avenue SE 
a. A standard radius to be used with ADA compliant pedestrian ramp and 

cast-iron radial domes.  The standard radius may range from 25’-35’ per 
the review engineer.  

b. The east-west crosswalk will need to be enhanced due to the multi-purpose 
path.  The Downtown Transportation Plan provides guidance on ways to 
use geometry or a special crossing treatment to achieve this. 

c. The existing signal pole and mast arm will need to be replaced along with 
push buttons to meet current standards.  The location of the pole and mast 
arm may also need to shift depending on the frontage design. 

d. Minor Right-of-Way dedication up to the back edge of the curb and 
easements may be necessary to encompass the required frontage 
improvements. 

e. The companion ramp to the north shall be updated with a detectable 
warning surface.  

f. The companion ramp to the east will be reconstructed by Sound Transit.  
 

4. General  
a. Be aware that pavement overlays through the PAR or alternations to 

sidewalk outside of the defined frontage improvements may trigger 
additional improvements to meet current ADA standards. 

b. Adequate transitions will be needed between the existing sidewalks and 
the new frontage. 

c. All overhead and above grade utilities must be relocated underground. 
d. Doorways may not swing into the public sidewalk or multipurpose path. 
e. Easements shall be dedicated to the City for all portions of the sidewalk 

and planter strip that extend into private property. 
f. Right of way dedication is required for all portions of the public road, 

including the curb, that are located on private property. 
g. All utility lids in the sidewalk must be replaced with a non-slip lid. 
h. Amenity pads with bike racks shall be provided on Main Street to allow for 

short term bicycle parking.  
i. The on-site turnaround facilities must use both signage and pavement 

markings to keep these facilities open for use. 
j. A combined street tree and street light plan is required for review and 

approval prior to completion of engineering and landscape plans. The goal 
is to provide the optimum number of street trees while not compromising 
the light and safety provided by streetlights.  Street trees and streetlights 
must be shown on the same plan sheet with the proper separation 
(generally 20 feet apart) and the proper spacing from driveways (ten feet 
from Point A in standard drawing SW-140-1 or equivalent).  

k. The Americans with Disabilities Act (ADA) requires that sidewalk cross 
slopes not exceed two percent.  The sidewalk cross slope may be less than 
two percent only if the sidewalk has a longitudinal slope sufficient to provide 
adequate drainage.  Bellevue’s standard for curb height is six inches, 
except where curb ramps are needed.  The engineering plans must comply 
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with these requirements, and must show adequate details, including spot 
elevations, to confirm compliance.  New curb and sidewalk shall be 
constructed in compliance with these requirements.  Building elevations 
shall be consistent with the required curb and sidewalk elevations.  Spot 
elevations must be included in the building plans in a manner that proves 
that building elevations are designed to correspond to the sidewalk 
elevations shown in the engineering plans, especially at entrances and 
other key points. Curb and sidewalk elevations will not be revised to fit the 
building, and city inspectors may require spot surveys during construction 
in order to confirm the required elevations.  
 
ADA also requires provision of a safe travel path for visually handicapped 
pedestrians. Potential tripping hazards are not allowed in the main 
pathway. Any planter boxes installed in the sidewalk to improve pedestrian 
sight distance at driveways must be designed to reduce the tripping 
potential and must not extend more than two feet into the public sidewalk. 
Traffic signal controller boxes and streetlight contactor cabinets must be 
located so as not to interfere with the main pedestrian path. Buildings shall 
be designed so that doors do not swing out into the pedestrian path. 
Installation of colored or textured bands to guide pedestrians in the 
direction of travel is advisable, subject to the requirements for non-standard 
sidewalk features. ADA-compliant curb ramps shall be installed where 
needed, consistent with City and WSDOT standard drawings. If such 
standards cannot be met, then deviation from standards must be justified 
on a Design Justification Form to be filed with the Transportation 
Department. 

l. The new landscaping planter strip shall be irrigated with a City metered 
water source. Electrical connections for lighting in planter strips may be 
allowed, if installed in compliance with the electrical code and subjected to 
an electrical inspection.  Irrigation devices and electrical components shall 
not create a tripping hazard in the sidewalk.  Installation of the proposed 
planter shall include a spray irrigation system, soil preparation, root barrier 
and plantings. Root barrier and soil preparation are described in Standard 
Drawings SW-120-1 and SW-130-1. Landscaping in the right-of-way shall 
be maintained by the abutting property owner(s) unless maintenance has 
been accepted by the city. 

m. If the developer requests alternative paving materials, samples must be 
submitted for review. If approved, any non-standard patterns, colors, or 
other features may be installed only if an agreement is recorded against 
the property to hold the landowners responsible for maintenance and 
replacement of all such non-standard sidewalk features. 

n. No new building structure or garage shall be constructed under a street 
right of way or existing public sidewalk/utility easement.  In some situations, 
new structure may be allowed under a new sidewalk/utility easement, 
provided that ten vertical feet of clearance is provided for installation of 
existing or future underground utilities, and provided that steps are taken 
to prevent differential settling.  No soil nailing is allowed under a street right 
of way or sidewalk/utility easement without an indemnification agreement 
that protects the city. 

o. To the extent feasible, no new utility vaults that serve only one development 
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will be allowed within a public sidewalk.  Vaults serving a broader public 
purpose may be located within a public sidewalk.  To the extent feasible, 
no utility vaults may be located within the primary walking path in any 
sidewalk. 

p. Any awning, marquee, balcony, etc. over a sidewalk or utility easement 
must be at least 16 feet above the sidewalk or be removable (with an 
agreement regarding removal and replacement); and must have at least 
three feet horizontal clearance from any streetlight or traffic signal pole. 

q. No fixed objects, including fire hydrants, trees, and streetlight poles, are 
allowed within ten feet of a driveway edge, defined as Point A in standard 
drawing SW-140-1 or equivalent. Fixed objects are defined as anything 
with breakaway characteristics greater than a four-inch by four-inch 
wooden post. 

r. No new overhead utility lines will be allowed within or across any right of 
way or sidewalk easement, and existing overhead lines must be relocated 
underground. 

 
Refer to Conditions of Approval regarding Street Frontage Improvements in Section 
XI of this report. 

 
Easements 
The applicant shall provide sidewalk and utility easements to the City as needed to 
encompass the full required width of any sidewalks located outside the city right of way 
fronting this site. Any negative impact that this development has on those easements must 
be mitigated or easements relinquished.  
 
The applicant shall provide easements to the City for location of signal and street light 
facilities consisting of above-grade boxes and/or below-grade vaults between the building 
and sidewalk within the landscape area on the frontage. Transformers and utility vaults to 
serve the building shall be placed inside the building or below grade, to the extent feasible.  
 
Refer to Conditions of Approval regarding Existing Easements, Easements for 
Traffic Signal, Street Light Boxes and Vaults, Equipment Boxes, and Pedestrian and 
Utilities Easements in Section XI of this report. 
 
Right of Way Dedication 
To incorporate street improvements which are reasonably necessary to mitigate the direct 
results of the development, and to accommodate the street widening described elsewhere 
in this document, the developer is required to dedicate property such that street surface 
to back of curb is accommodated within the public right of way.  

 
Refer to Conditions of Approval regarding Dedication of Right-of-Way in Section XI 
of this report. 

 
Holiday Construction & Traffic Restrictions 
From November 15th to January 5th, construction activities such as hauling, and lane 
closures will be allowed only between the hours of 10:00 p.m. and 6:00 a.m. due to holiday 
traffic. The dates and times of these restrictions are subject to change. The applicant shall 
contact the Transportation Department Right-of-Way Section to confirm the specifics of 
this restriction prior to applying for a Right-of-Way Use Permit.   
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Refer to Conditions of Approval regarding Holiday Construction & Traffic 
Restrictions in Section XI of this report. 

 
Use of the Right of Way During Construction 
Applicants often request use of the right of way and of pedestrian easements for materials 
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading 
and other temporary uses as well as for construction of utilities and street improvements. 
A Right of Way Use Permit for such activities must be acquired prior to issuance of any 
construction permit including demolition permit. Sidewalks may not be closed except as 
specifically allowed by a Right of Way Use Permit.  
 
Refer to Conditions of Approval regarding Right-of-Way Use Permit in Section XI of 
this report. 

 
Pavement Restoration 
The City of Bellevue has established the Trench Restoration Program to provide 
developers with guidance as to the extent of resurfacing required when a street has been 
damaged by trenching or other activities. Under the Trench Restoration Program, every 
street in the City of Bellevue has been examined and placed in one of three categories 
based on the street’s condition and the period of time since it has last been resurfaced. 
These three categories are, “No Street Cuts Permitted,” “Overlay Required,” and 
“Standard Trench Restoration.” Each category has different trench restoration 
requirements associated with it. Damage to the street can be mitigated by placing an 
asphalt overlay well beyond the limits of the trench walls to produce a more durable 
surface without the unsightly piecemeal look that often comes with small strip patching.  
 
Near this project, Main Street and 108th Avenue SE are classified as “Overlay Required.”  
 
Refer to Conditions of Approval regarding Pavement Restoration in Section XI of 
this report. 
 

B. Utilities 
The design review application has been reviewed and no further utility revisions are 
needed at this time.  The Utility Department approval of the design review application is 
based on the conceptual utility design only.  This conceptual review of the proposal has 
no implied approvals of the engineering design and specifications. The utility engineering 
review, approval and inspection will be completed through the Utility Developer Extension 
Agreement (DEA) – the UE permit.  Changes to the site layout may be required to 
accommodate the utilities.  
 
Storm Drainage 
This project will be reviewed under the 2017 Utilities Engineering Standards or those in 
effect at the time of building permit application. 
 
The project drains to Lake Washington via the Meydenbauer Creek Basin. The project is 
redevelopment as there is more than 35% existing impervious surface. MR #1-9 apply 
because the total of the new plus replaced hard surfaces is 5,000 square feet or more, 
and the value of improvements exceeds 50% of the assessed value of the existing. 
 



18-105483-LD  
Main Street Apartments  
Page 31 of 51 
 

  

 

The project addresses MR #4: Preservation of Natural Drainage Systems and Outfalls by 
continuing to discharge stormwater to the same location. A catch basin in the SW corner 
of the intersection of Main Street and 110th Ave NE. A downstream capacity analysis is 
not required with the final Storm Drainage Report (SDR) because the proposed new plus 
replaced hard-surface area (36,793 square feet) is less than the existing hard-surface 
area (39,500 square feet). 
 
The project addresses MR #5: Due to the size of the building footprint and the lack of 
available space for low-impact development BMPs (based on required property line and 
building setbacks) infiltration and dispersion BMPs were not evaluated for the project. The 
Geotechnical Report states that “the site is generally underlain by glacial till at shallow 
depths…”  making it infeasible for infiltration.  
 
MR #6: Runoff Treatment applies based on the Figure 1.5 Flow Chart for Determining 
Minimum Requirements for Redevelopment Projects but is not triggered because the 
pollution –generating hard-surface (PGHS) is less than 5,000 square feet in the threshold 
area of the project. This project results in 4,010 square feet (less than 5,000 sf) of new 
plus replaced PGHS and is not proposing greater than ¾ acres of PGPS.  
 
MR #7: Flow Control applies based on Figure 1.5 Flow Chart for Determining Minimum 
Requirements for Redevelopment Projects but is not triggered because the project is 
within the Meydenbauer No Detention Zone. The proposed new plus replaced hard-
surface area (36,793 square feet) is less than the existing hard-surface area (39,500 
square feet). The SDR states “Because there is a decrease in the amount of hard-surface 
coverage, it is anticipated that the total stormwater runoff will also be reduced and there 
will be no negative downstream impacts associated with the proposed development.” 

 
Water 
The water supply for this project is provided from City of Bellevue owned water mains 
located on Main Street and 108th Ave SE. Fire lines and Irrigation shall be by separate 
water main connection and service per COB Water Engineering Standards W3-10(C). Any 
irrigation lines or services are required to have an approved and certified backflow 
assembly installed as well as provide an Irrigation Water Budget prior to acceptance of 
the installation. 
 
New water services, smaller than 3-inch, will require a water service application (UC 
permit). Application fees will include permit fees, Regional Capital Facilities Charge and 
any other applicable fees due at the time. 
 
Separate irrigation services are required for public and private landscaping respectively. 
A landscape Irrigation Budget is required for each type if the irrigated area is 500 square 
feet or greater. 

 
Sewer 
The City of Bellevue has adequate sewer capacity for the proposed development. UA 
permits (commercial side sewer permits) will be required for each sanitary side sewer 
connection including modifications. 
 
Refer to the Condition of Approval regarding the Utilities Conceptual Approval and 
Developer Extension Agreement in Section XI of this report. 
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C. Clearing and Grading 
The Clear and Grade reviewer has reviewed the plans and materials submitted for this 
project and determined that clearing and grading portion of this land use application can 
be approved.  The future Clearing and Grading Permit application for this development 
must comply with City of Bellevue Clearing and Grading Code (BCC 23.76). 

 
D. Parks Department 

All new street trees are required to be planted per the Parks Department Best 
Management Practices in place at time of construction.  The irrigation for the right-of-way 
plantings shall be on a separate meter to allow accessibility for any necessary 
maintenance work by the City of Bellevue.  
 
The existing street trees along 108th Avenue SE shall be retained, with the exception of 
the five trees identified by Parks and Transportation which must be removed for necessary 
frontage improvements. The top four feet of the existing rockery on the private property 
side of the landscape strip shall be removed according to the rockery removal notes on 
Civil Sheet C05 of the Clearing and Grading Permit.  Tree related work shall be done at 
the direction of the consulting arborist and the City of Bellevue Parks staff must be present 
for the rockery removal and any tree or root pruning.  
  
Lastly, prior to the release of the landscape maintenance assurance device, the applicant 
and the City of Bellevue shall enter into an agreement regarding future maintenance of 
the streetscape and right-of-way. Refer to Conditions of Approval regarding Tree 
Protection, Final Landscape and Irrigation Plans, Street Trees and Right-of-
Way/Streetscape Landscaping, Streetscape Irrigation (Right-of-Way and Site), 
Landscape Installation Assurance Device, Landscape Maintenance Assurance 
Device, and Landscape Maintenance Agreement with the City of Bellevue in Section 
XI of this report. 
 

E. Fire 
The Fire Department has reviewed the proposal for compliance with applicable codes and 
standards. The access to the site was reviewed in accordance with IFC Chapter 5 as part 
of this design review. The location and access to fire protection systems and hydrants 
have been reviewed and commented on. Final approval will occur on subsequent 
development permits. The proposed Fire Department connect has been reviewed and 
coordinated with the utilities design and access arrangements. 
 

F. Building 
Review of the plans under the International Building Code requirements will occur during 
review of the Building Permit.  The plans generally conform to the requirements applicable 
to this stage of the design process. 

 
VII. State Environmental Policy Act (SEPA)  
 

The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal (see Environmental Checklist in the project file 
at City Hall Records Office).  Therefore, issuance of a Determination of Non-Significance 
(DNS) is the appropriate threshold determination under the State Environmental Policy Act 
(SEPA) requirements with the incorporation by reference of the 2016-2027 Transportation 
Facilities Plan Final Environmental Impact Statement (TFP EIS) Addendum.  Specifically, 
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regarding the 2016-2027 TFP, it was determined that a new Addendum to the 2013-2024 
TFP EIS would adequately address the required review under SEPA.  These documents 
analyze the transportation and air quality impacts of the City’s Transportation Commission 
recommendations to meet the Comprehensive Plan, Transportation Element, and Mobility 
Management goals.  The Transportation Facilities Plan was subsequently adopted 
December 7, 2015 via Resolution 9032.  All referenced documents above are available in 
the Records Office at City Hall. 
 
This section of the staff report is an addendum to the adopted EIS referenced above. Adverse 
impacts which are less than significant are usually subject to City Code or Standards which 
are intended to mitigate those impacts.  Where such impacts and regulatory items 
correspond, further documentation is not necessary. For other adverse impacts which are 
less than significant, Bellevue City Code Section 22.02.140 provides substantive authority to 
mitigate impacts disclosed through the environmental review process.  A discussion of the 
impacts is noted below together with specific conditions of approval.  These impacts will be 
mitigated through exercise of Code authority as well as through project-specific 
conditions of approval, contained in Section XI of this report. 

 
A. Earth    

There are no Critical Areas or environmental issues associated with this site.  An issuance 
of a DNS is the appropriate threshold determination under the SEPA requirements. 
 

B. Environmental Health/Noise 
Construction Noise: While construction noise and increased vehicle trips are expected 
during the construction period, the Bellevue Noise Control Ordinance, BCC 9.18, regulates 
hours of construction-related noise emanating from the site.  The Ordinance provides for 
an exemption from the noise restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays 
and 9:00 a.m. to 6:00 p.m. on Saturdays which are not legal holidays.  Therefore, no 
specific measures to reduce noise during this period are proposed. 
 

Prolonged exposure to noise created by extended hour construction activity is likely to 
have a significant impact on inhabitants of surrounding residential properties during the 
proposed timeline for construction.  The Director, as outlined in the Noise Control 
Ordinance, may grant an approval to expand the hours for which construction-related 
noise emanates from the site subject to meeting the criteria of BCC 9.18.020.C.1&2.  
Allowances for short term work outside of normal construction hours shall be limited and 
will be reviewed on a case by case basis to verify necessity and ensure appropriate noise 
mitigation is utilized to protect surrounding uses and properties. Refer to Conditions of 
Approval regarding Construction Hours and Use of Best Available Noise Abatement 
Technology in Section XI of this report. 
 
Interior Noise: Bellevue City Code, 9.18, prohibits the approval of new residential 
structures where the exterior noise level exceeds Ldn (day-night average sound level) of 
65 dBA anywhere along the site boundary, unless the construction can achieve interior 
noise levels of 40 dBA in sleeping areas and 45 dBA in non-sleeping areas.  Prior to the 
issuance of any building permit, the applicant must submit an Acoustical Engineer’s report 
on the proposed construction and the anticipated maximum noise thresholds inside the 
units facing a street frontage.  Before any occupancy permits are issued, the noise levels 
must be measured inside a random sample of the residential units and the report revised 
to reflect the results.  If the actual noise levels exceed the maximum required thresholds, 
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the acoustical report must include recommendations to modify the construction to meet 
the interior noise thresholds. Refer to Conditions of Approval regarding Interior Noise 
Levels/Noise Measurements and Acoustical Engineer’s Report in Section XI of this 
report. 
 
Garage Exhaust:  Exhaust fans blowing air over a sidewalk or pedestrian connection can 
create noise levels exceeding that allowed by the City Code and odors.  This decision 
requires certification that the garage exhaust fan noise will not exceed 60 dBA at the public 
sidewalk prior to the issuance of any Certificate of Occupancy. Refer to Conditions of 
Approval regarding Building Vents and Garage Exhaust in Section XI of this report. 
 
Construction Vehicle Pollution:  To mitigate for air pollution generated by construction 
vehicles while transporting materials to and from the site, all construction vehicles will be 
required to cover their loads per the requirements of the Revised Code of Washington 
(RCW) 46.61.655. Refer to Conditions of Approval regarding Air Pollution from 
Construction Vehicles and Equipment in Section XI of this report. 
 
Light and Glare: There is potential for light and glare with the lights at night from the 
building’s exterior. The light source will be designed so that it does not shine upwards and 
will not spill-over to adjacent sites. Refer to Conditions of Approval regarding Exterior 
Building Lighting in Section XI of this report.  

 
C. Surface Water  

The site is located within the Meydenbauer Creek Drainage Basin. Storm water from the 
site currently drains to Main Street and is conveyed in catch basins and pipes along the 
road frontage and eventually discharges to Lake Washington. The site is located in the 
Meydenbauer No Detention Zone and no detention is required as long as the site can 
maintain historical drainage patterns on the property. The site does not create enough 
pollution generating surface to trigger water quality requirements.  

 
D. Utilities   

Domestic water for the site will connect to a 12” asphalt concrete main in Main Street and 
an 8” ductile iron water main located in 108th Ave SE.  There is sufficient capacity in the 
water mains to supply the site with domestic water.  
 
Sanitary sewer for the site will connect to an 8” PVC main in Main Street or 108th Ave SE. 
There is sufficient capacity in the sewer main to accommodate the proposed 
redevelopment.  
 

E. Transportation 
Long Term Impacts and Mitigation 
The long-term impacts of development projected to occur in the City by 2027 have been 
addressed in the City’s 2016 – 2027 Transportation Facilities Plan FEIS Addendum. The 
impacts of growth that are projected to occur within the City by 2027 are evaluated on the 
roadway network assuming that all the transportation improvement projects proposed in 
the City’s 2016 - 2027 Transportation Facilities Plan are in place. The Transportation 
Facilities Plan EIS divides the City into several Mobility Management Areas (MMAs) for 
analysis purposes. 10777 Main Street lies within MMA #3, which has a 2027 total growth 
projection of 7,533 multifamily dwelling units and 3,817,883 square feet of retail. This 
development proposes up to125 multifamily dwelling units and up to 1,506 square feet of 
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retail. Therefore, the volume of proposed development is within the assumptions of the 
Transportation Facilities Plan FEIS Addendum. 
 
Traffic impact fees are used by the City to fund street improvement projects to alleviate 
system traffic congestion caused by the cumulative impacts of development throughout 
the City. Payment of the transportation impact fee, as required by BCC 22.16, contributes 
to the financing of transportation improvement projects in the current adopted 
Transportation Facilities Plan, and is considered to be adequate mitigation of long-term 
traffic impacts. Fee payment is required at the time of building permit issuance. Impact 
fees are subject to change and the fee schedule in effect at the time of building permit 
issuance will apply. Refer to Conditions of Approval regarding Transportation Impact 
Fee in Section XI of this report. 
 
Mid-Range Impacts and Mitigation 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that development 
proposals generating 30 or more new p.m. peak hour trips undergo a traffic impact 
analysis to determine if the concurrency requirements of the State Growth Management 
Act are maintained.  
 
The 10777 Main Street Project will generate approximately 47 new p.m. peak hour trips. 
That number was used to check for concurrency. City staff distributed and then assigned 
project-generated trips to the street network using the City’s EMME-2 travel forecasting 
model with the current Capital Investment Program network. By adding the expected 
project-generated trips to the traffic volumes in the model, the area average levels of 
service were determined. To create a baseline condition for comparison, the levels of 
service were also determined using traffic volumes without the project-generated trips.  
 
Neither the maximum area-average levels of service nor the congestion allowances would 
be exceeded as a result of traffic generated from this proposal. Therefore, the proposed 
development passes the concurrency test. The concurrency test results are included in 
the Transportation Department file for this development. A concurrency determination is 
issued on the date of issuance of the land use decision. This project complies with the 
Traffic Standards Code and is receiving a Certificate of Concurrency. Refer to 
Attachment G for this certificate.  
 
The rules of concurrency reservation are outlined in the Traffic Standards Code Director’s 
Rules. The concurrency determination is reserved to this project at the land use decision 
date. The concurrency reservation expires one year from the land use decision date 
unless a complete building permit application is filed (BCC 14.10.040.  At the time of a 
complete building permit application, the concurrency reservation will remain in effect for 
the life of the building permit application, pursuant to BCC 23.05.090.H. Upon issuance of 
the building permit, concurrency is reserved for the life of the building permit as provided 
for in BCC 23.05.100.E.   
 
Short Term Operational Impacts and Mitigation 
City staff analyzed the short-term operational impacts of this proposal in order to 
recommend mitigation for direct impacts. These impacts included traffic operations 
conditions during the a.m. and p.m. peak hours. Required mitigation is listed in the 
subsequent sections of the staff report and include frontage improvements, signal 
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improvements, and crosswalk improvements.  The results of the short-term traffic analysis 
are published in the Traffic Impact Study, 3/18/18, by Transpo Group. The study is 
included in the Transportation Department file for this development. 

 
VIII. Changes to Proposal Due to Staff Review  
 

a. The original site layout proposed pedestrian entrances from Main Street only. To 
further activate the public facing plaza along Main Street, additional entries were 
requested and provided to access the future retail suite, tenant gym amenity, and 
residential lobby.  

 
IX. Decision Criteria  
 

A. Design Review (LUC 20.30F.145)  
The Director may approve, or approve with modifications, an application for Design 
Review if: 
 

1. The proposal is consistent with the Comprehensive Plan. 
Finding: This project is consistent with the Comprehensive Plan, which includes policies 
for the provision of housing along with policies that address the goals of site and building 
design in the Downtown.  The addition of new residential units is consistent with the City’s 
goal of creating housing for its population and the region under the State’s Growth 
Management Act. The most relevant Comprehensive Plan Policies related to this 
proposal are addressed in the Attachment B – UD Comprehensive Plan Policies.  

 
2. The proposal complies with the applicable requirements of this Code. 

Finding: The table in Section III of this report and the discussion in Section IV of this 
report summarize the applicable requirements and analyze the proposed project for 
consistency with the applicable requirements. The proposal also conforms to the 
applicable design guidelines. Conformance with the Design Guidelines is discussed in 
Attachment A titled Downtown Design Guidelines.  
 

3. The proposal addresses all applicable design guidelines or criteria of this Code in 
a manner which fulfills their purpose and intent. 
Finding: Refer to the attachment A titled Downtown Design Guidelines, which includes 
information on how the design guidelines and criteria are met. 

 
4. The proposal is compatible with, and responds to, the existing or intended 

character, appearance, and quality of development and physical characteristics of 
the subject property and immediate vicinity.  
Finding: Along Main Street, the building has a horizontally layered representation, 
including the first floor as response to the public realm of the ground plane, street level 
functions, and public plaza, with a double height volume at the retail space. The 
residential floors above street level are perceived as floating boxes, and the fifth and sixth 
floors step back significantly along Main Street.   
 
The east and south elevations respond to the primarily residential character of 108th 
Avenue SE and the smaller scale PO and R-30 zoning to the east and south featuring 
narrower, vertical bays to reflect the smaller scale of the neighbors, and façades that are 
modulated by balconies and vertical recesses. In addition to the mostly landscaped 20-
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foot wide setbacks required by land use code from the downtown boundary, the building 
steps back further at its first floor on the east elevation to allow for unit entry patios along 
108th Ave SE. 

 
5. The proposal will be served by adequate public facilities including streets, fire 

protection, and utilities. 
Finding: The proposal site has access to water, sewer and electrical services.   
 

X. Decision  
 
After conducting the various administrative reviews associated with the proposal, including 
applicable Land Use consistency, City Code & Standard compliance reviews, and SEPA, the 
Director does hereby APPROVE WITH CONDITIONS the subject proposal. 
 
XI. Conditions of Approval  
The following conditions are imposed on the applicant under the authority referenced: 
 

A. GENERAL CONDITIONS:  
 
Compliance with Bellevue City Codes and Ordinances 
Compliance with all applicable Bellevue City Codes and Ordinances including but not 
limited to the following is required: 
 

Clearing and Grading Code - BCC 23.76 Savina Uzunow, 425-452-7860 
Bellevue Development Standards  Ryan Miller,   425-452-7915 
Transportation Code - BCC 14.60  Ryan Miller,   425-452-7915  
Trans. Improvement Program - BCC.22.16      Ryan Miller,   425-452-7915 
Right-of-Way Use Permit - BCC 14.30  Tim Stever,   425-452-4294 
Bellevue Utilities Code - BCC Title 24  Chris Brookes, 425-452-6825 
Construction Codes - BCC Title 23  Behrooz Khorrami,  425-452-6143 
Code - BCC Title 20    Nick Whipple,    425-452-4578 
Sign Code - BCC Title 22B                          Nick Whipple,    425-452-4578 
Noise Control - BCC 9.18   Nick Whipple,    425-452-4578 
Uniform Fire Code - BCC 23.11  Sean Nichols,   425-452-2926 
Parks Department    Tom Kuykendall,  425-452-7924 
 

1. Construction Hours 
Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through 
Friday and 9:00 a.m. to 6:00 p.m. on Saturday.  Exceptions to the construction noise 
hours limitation contained in the Noise Control Code MAY be granted pursuant to 
9.18.020C.1 when necessary to accommodate construction which cannot be 
undertaken during exempt hours.  Prolonged exposure to noise created by 
extended hour construction activity would likely have a significant impact on the 
surrounding residents.  In order to minimize detriment to nearby residential uses, 
the contractor shall not rely on City issuance of a blanket exemption from the Noise 
Control Code during the construction period.  Allowances for short term work 
outside of normal construction hours shall be limited and will be reviewed on a case 
by case basis to verify necessity and ensure appropriate noise mitigation is utilized 
to protect surrounding uses and properties. Requests for exemption from the Noise 
Control Code must be submitted in writing two weeks prior to the scheduled onset 
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of extended hour construction activity. Such request shall include a noise analysis 
prepared by a noise consultant, including recommendations for achieving the noise 
limitations of the Noise Ordinance for new residential construction.  

 
AUTHORITY: Bellevue City Code 9.18.040 
REVIEWER:   Nick Whipple, Land Use Division  

 
2. Holiday Construction & Traffic Restrictions 

Construction activities such as hauling and lane closures between November 15th 
and January 5th will be allowed only between the hours of 10:00 pm and 6:00 am 
due to holiday traffic. The Transportation Department will be monitoring traffic and 
may modify this moratorium accordingly. 

 
AUTHORITY: Bellevue City Code 14.30.060 
REVIEWER: Tim Stever, Transportation Department  

 
3. Provisions For Loading 

The property owner shall provide an off-street loading space which can access a 
public street. This must include an off-street location for garbage pick-up, which 
must be acceptable to the garbage hauler. On-street loading and unloading will not 
be permitted. No on-street garbage pickup will be allowed.  The backing of trucks 
in any street or across any public sidewalk in order to access this site is prohibited. 
 
AUTHORITY: Land Use Code 20.20.590.K.4 & Bellevue City Code 14.60.180 
REVIEWER:  Nick Whipple, Land Use Division & Ryan Miller, Transportation 

Department  
 

4. Use of Best Available Noise Abatement Technology  
The use of best available noise abatement technology consistent with feasibility is 
required during construction to mitigate construction noise impacts to surrounding 
uses. 
 
AUTHORITY: Bellevue City Code 9.18.020.F 
REVIEWER: Nick Whipple, Land Use Division  
 

5. Air Pollution from Construction Vehicles and Equipment 
Construction vehicles and heavy construction equipment shall emit the least 
amount of air pollution as possible.  While on city streets, all construction vehicles 
shall meet the requirements of the Revised Code of Washington 46.61.655 for 
covered loads. 

 
AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, Revised 

Code of Washington 46.61.655 
REVIEWER: Nick Whipple, Land Use Division  
 

6. Utilities Conceptual Approval 
Utility Department approval of the design review application is based on the 
conceptual design only. Changes to the site layout may be required to 
accommodate the utilities after utility engineering is approved. The water, sewer, 
and storm drainage systems shall be designed per the current City of Bellevue 
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Utility Codes and Utility Engineering Standards. Utilities Department design review, 
plan approval, and field inspection is performed under the Utility Developer 
Extension Agreement (DEA) and Utilities Permit Processes. A water, sewer and 
storm Developer Extension Agreement will be required for the project. All 
connection charges will be due with the Developer Extension Agreement prior to 
issuance of the permit. 
 
AUTHORITY: Bellevue City Code 24.02, 24.04, 24.06 
REVIEWER: Chris Brookes, Utilities Department  
 

7. Developer Extension Agreement  
A Utility Developer Extension Agreement application is required for the engineering 
review and inspection of the water, sewer and storm drainage improvements per 
Utility Codes 24.02, 24.04 and 24.06.  All design review, plan approval, and field 
inspection shall be performed under the Utility Developer Extension Agreement 
application.   
 
AUTHORITY: Bellevue City Code 24.02, 24.04, 24.06.120 
REVIEWER: Chris Brookes, Utilities Department 

 
B. PRIOR TO CLEARING AND GRADING PERMIT: The following conditions are 

imposed to ensure compliance with the relevant decision criteria and Code 
requirements and to mitigate adverse environmental impacts not addressed 
through applicable Code provisions. These conditions must be complied with on 
plans submitted with the Clearing & Grading or Demolition permit application: 

 
1. Right-of-Way Use Permit  

Prior to issuance of any construction or clearing and grading permit, the applicant 
shall secure applicable right-of-way use permits from the City’s Transportation 
Department, which may include:  
a. Designated truck hauling routes. 
b. Truck loading/unloading activities. 
c. Location of construction fences. 
d. Hours of construction and hauling. 
e. Requirements for leasing of right of way or pedestrian easements. 
f. Provisions for street sweeping, excavation and construction. 
g. Location of construction signing and pedestrian detour routes. 
h. All other construction activities as they affect the public street system. 
 
In addition, the applicant shall submit for review and approval a plan for providing 
pedestrian access during construction of this project.  Access shall be provided at 
all times during the construction process, except when specific construction 
activities such as shoring, foundation work, and construction of frontage 
improvements prevents access.  General materials storage and contractor 
convenience are not reasons for preventing access.  The applicant shall secure 
sufficient off-street parking for construction workers before the issuance of a 
clearing and grading, building, a foundation or demolition permit. 
 
AUTHORITY: Bellevue City Code 11.70 & 14.30 
REVIEWER: Tim Stever, Transportation Department  
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2. Frontage Improvements – Transportation  
Civil engineering plans produced by a qualified engineer must be approved by the 
Transportation Department prior to issuance of the clearing and grading permit. 
The design of all street frontage improvements and driveway accesses must be in 
conformance with the requirements of the Americans with Disabilities Act (ADA), 
the Transportation Development Code, the provisions of the Transportation 
Department Design Manual, and specific requirements stated elsewhere in this 
document.  All relevant standard drawings from the Transportation Department 
Design Manual shall be copied exactly into the final engineering plans.  
Requirements for the engineering plans include, but are not limited to: 
 
a. Traffic signs and markings.   
b. Curb, gutter, sidewalk, and driveway approach design. The engineering plans 

shall be the controlling document on the design of these features; architectural 
and landscape plans must conform to the engineering plans as needed. 

c. Curb ramps, crosswalk revisions, and crosswalk equipment such as 
pushbuttons. Reference ADA compliance or provision of a Design 
Justification Form. 

d. Installation or relocation of streetlights and related equipment. 
e. Undergrounding of existing overhead utility lines, which should be coordinated 

with adjacent sites. Transformers and utility vaults to serve the building shall 
be placed inside the building or below grade, to the extent feasible. 

f. LANDSCAPING REQUIREMENTS (IN THESE PLANS OR SEPARATE 
LANDSCAPING PLANS). NOTE THAT THE PROPERTY OWNER IS 
RESPONSIBLE FOR MAINTENANCE UNLESS ACCEPTED BY THE CITY. 

g. Sight distance. Show the required sight triangles and include any sight 
obstructions, including those off-site. Sight distance triangles must be shown 
at all driveway locations and must consider all fixed objects and mature 
landscape vegetation. Vertical as well as horizontal line of sight must be 
considered when checking for sight distance. 

h. Landings on sloping approaches are not to exceed a 7% slope for a distance 
of 20- feet from the back edge of sidewalk. Driveway grade must be designed 
to prevent vehicles from bottoming out due to abrupt changes in grade. 

i. City standards for driveway widths range from 30 to 36 feet on arterial streets, 
and 26 to 30 feet for local streets. Driveway aprons must be constructed in 
accordance with the Design Manual Standard Drawings 

j. Location of fixed objects in the sidewalk or near the driveway approach. 
k. Trench restoration within any right of way or access easement. 
 

 Street Frontage Improvements and Mitigation will include the following: 
 

1. Main Street 
a. Remove the existing access location. 
b. Street lighting per Bellevue’s Standards. 
c. New concrete curb and gutter. 
d. A 5-foot wide continuous landscape planter 

i. Street trees 25-feet on center 
ii. Ground Cover 
iii. Spray irrigation from a City metered water source 
iv. Soil Preparation 
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v. Root Barrier 
e. A 14-foot wide concrete multi-purpose path.   

i. The path shall have a sawcut score pattern and be designed for 
pedestrians and cyclists.   

ii. Pavement markings will be required to identify that both 
pedestrians and cyclists are allowed on the path.   

iii. Easements to the City for the path will require it to remain clear at 
all times.   

 
2. 108th Avenue SE 

a. New driveway approach meeting Bellevue standards.  The 
minimum width shall be 26-feet for two-way traffic.  The approach 
shall meet Bellevue’s minimum sight distance standards. 

b. Street lighting per Bellevue Standards 
c. Replace damaged sections of curb and gutter. Maintain the current 

alignment and minimize the disturbance to the adjacent street trees.  
d. Provide a 10-foot wide continuous landscape planter and retain the 

existing street trees. The City will approve specific tree removal for 
necessary intersection improvements. 

i. The existing Liquidambar street trees shall be preserved 
ii. Ground Cover 
iii. Spray irrigation from a City metered water source 
iv. Soil Preparation 
v. Metal Key joints to be used in lieu of root barrier  
vi. At a minimum the top four feet of the rockery shall be 

removed.  
e. A minimum 8-foot wide concrete sidewalk. 
f. Minor modifications may be needed to the existing landscape 

median. 
g. Easements to the City for any portion of the frontage improvements 

that extend into private property. 
 

3. Intersection of Main Street and 108th Avenue SE 
a. A standard radius to be used with ADA compliant pedestrian ramp and 

cast-iron radial domes.  The standard radius may range from 25’-35’ 
per the review engineer.  

b. The east-west crosswalk will need to be enhanced due to the multi-
purpose path.  The Downtown Transportation Plan provides guidance 
on ways to use geometry or a special crossing treatment to achieve 
this. 

c. The existing signal pole and mast arm will need to be replaced along 
with push buttons to meet current standards.  The location of the pole 
and mast arm may also need to shift depending on the frontage design. 

d. Minor Right of Way dedication up to the back edge of the curb and 
easements may be necessary to encompass the required frontage 
improvements. 

e. The companion ramp to the north shall be updated with a detectable 
warning surface.  

f. The companion ramp to the east will be reconstructed by Sound 
Transit.  
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4. General  
a. Be aware that pavement overlays through the PAR or alternations to 

sidewalk outside of the defined frontage improvements may trigger 
additional improvements to meet current ADA standards. 

b. Adequate transitions will be needed between the existing sidewalks 
and the new frontage. 

c. All overhead and above grade utilities must be relocated underground. 
d. Doorways may not swing into the public sidewalk or multipurpose path. 
e. Easements shall be dedicated to the City for all portions of the sidewalk 

and planter strip that extend into private property. 
f. Right of way dedication is require for all portions of the public road, 

including the curb, that are located on private property. 
g. All utility lids in the sidewalk must be replaced with a non-slip lid. 
h. Amenity pads with bike racks shall be provided on Main Street to allow 

for short term bicycle parking.  
i. The on-site turnaround facilities must use both signage and pavement 

markings to keep these facilities open for use. 
j. A combined street tree and street light plan is required for review and 

approval prior to completion of engineering and landscape plans. The 
goal is to provide the optimum number of street trees while not 
compromising the light and safety provided by streetlights.  Street trees 
and streetlights must be shown on the same plan sheet with the proper 
separation (generally 20 feet apart) and the proper spacing from 
driveways (ten feet from Point A in standard drawing SW-140-1 or 
equivalent).  

k. The Americans with Disabilities Act (ADA) requires that sidewalk cross 
slopes not exceed two percent.  The sidewalk cross slope may be less 
than two percent only if the sidewalk has a longitudinal slope sufficient 
to provide adequate drainage.  Bellevue’s standard for curb height is 
six inches, except where curb ramps are needed.  The engineering 
plans must comply with these requirements, and must show adequate 
details, including spot elevations, to confirm compliance.  New curb and 
sidewalk shall be constructed in compliance with these requirements.  
Building elevations shall be consistent with the required curb and 
sidewalk elevations.  Spot elevations must be included in the building 
plans in a manner that proves that building elevations are designed to 
correspond to the sidewalk elevations shown in the engineering plans, 
especially at entrances and other key points. Curb and sidewalk 
elevations will not be revised to fit the building, and city inspectors may 
require spot surveys during construction in order to confirm the required 
elevations.  
 
ADA also requires provision of a safe travel path for visually 
handicapped pedestrians. Potential tripping hazards are not allowed in 
the main pathway. Any planter boxes installed in the sidewalk to 
improve pedestrian sight distance at driveways must be designed to 
reduce the tripping potential and must not extend more than two feet 
into the public sidewalk. Traffic signal controller boxes and streetlight 
contactor cabinets must be located so as not to interfere with the main 
pedestrian path. Buildings shall be designed so that doors do not swing 
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out into the pedestrian path. Installation of colored or textured bands to 
guide pedestrians in the direction of travel is advisable, subject to the 
requirements for non-standard sidewalk features. ADA-compliant curb 
ramps shall be installed where needed, consistent with City and 
WSDOT standard drawings. If such standards cannot be met, then 
deviation from standards must be justified on a Design Justification 
Form to be filed with the Transportation Department. 

l. The new landscaping planter strip shall be irrigated with a City metered 
water source. Electrical connections for lighting in planter strips may be 
allowed, if installed in compliance with the electrical code and subjected 
to an electrical inspection.  Irrigation devices and electrical components 
shall not create a tripping hazard in the sidewalk.  Installation of the 
proposed planter shall include a spray irrigation system, soil 
preparation, root barrier or Metal Key joints, and plantings. Root barrier 
and soil preparation are described in Standard Drawings SW-120-1 and 
SW-130-1. Landscaping in the right-of-way shall be maintained by the 
abutting property owner(s) unless maintenance has been accepted by 
the city. 

m. If the developer requests alternative paving materials, samples must be 
submitted for review. If approved, any non-standard patterns, colors, or 
other features may be installed only if an agreement is recorded against 
the property to hold the landowners responsible for maintenance and 
replacement of all such non-standard sidewalk features. 

n. No new building structure or garage shall be constructed under a street 
right of way or existing public sidewalk/utility easement.  In some 
situations, new structure may be allowed under a new sidewalk/utility 
easement, provided that ten vertical feet of clearance is provided for 
installation of existing or future underground utilities, and provided that 
steps are taken to prevent differential settling.  No soil nailing is allowed 
under a street right of way or sidewalk/utility easement without an 
indemnification agreement that protects the city. 

o. To the extent feasible, no new utility vaults that serve only one 
development will be allowed within a public sidewalk.  Vaults serving a 
broader public purpose may be located within a public sidewalk.  To the 
extent feasible, no utility vaults may be located within the primary 
walking path in any sidewalk. 

p. Any awning, marquee, balcony, etc. over a sidewalk or utility easement 
must be at least 16 feet above the sidewalk or be removable (with an 
agreement regarding removal and replacement); and must have at 
least three feet horizontal clearance from any streetlight or traffic signal 
pole. 

q. No fixed objects, including fire hydrants, trees, and streetlight poles, are 
allowed within ten feet of a driveway edge, defined as Point A in 
standard drawing SW-140-1 or equivalent. Fixed objects are defined as 
anything with breakaway characteristics greater than a four-inch by 
four-inch wooden post. 

r. No new overhead utility lines will be allowed within or across any right 
of way or sidewalk easement, and existing overhead lines must be 
relocated underground. 
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Construction of all street and street frontage improvements must be completed 
prior to closing the clear and grade permit, right of way use permit for this project, 
any form of occupancy including a temporary certificate of occupancy. A Design 
Justification Form must be provided to the Transportation Department for any 
aspect of any pedestrian route adjacent to or across any street that cannot feasibly 
be made to comply with ADA standards. Design Justification Forms must be 
provided prior to approval of the clear and grade plans for any deviations from 
standards that are known in advance. Forms provided in advance may need to be 
updated prior to project completion. For any deviations from standards that are not 
known in advance, Forms must be provided prior to project completion. 
 
AUTHORITY: Bellevue City Code 14.60, Transportation Department Design 

Manual; Americans with Disabilities Act 
REVIEWER:   Ryan Miller, Transportation Department  
 

3. Final Landscape and Irrigation Plans  
a. General:  Final Landscape and Irrigation Plans shall be submitted with the 

Clearing and Grading Permit application for review by the Land Use Division, 
the Parks Department, and the Utilities Department.  See Condition of Approval 
regarding the streetscape irrigation (right-of-way) below. 

b. The final design for the all site development including the Landscape Area at 
Main Street and 108th Avenue SE must be included on a landscape plan that 
shall be submitted and constructed per the approved Clear & Grade and 
Building Permit applications.  Any significant modification of these areas will 
require additional review and approval.  

c. Final Landscape and Irrigation Plans approved under the Clearing and Grading 
Permit shall be included in the Building Permit set, but each sheet shall be 
labeled “FOR REFERENCE ONLY – REFER TO CLEARING AND GRADING 
PERMIT NUMBER 18-116394-GD FOR APPROVED LANDSCAPE AND 
IRRIGATION PLANS”. 

 
AUTHORITY: Land Use Code 20.20.520 and Land Use Code 20.25A.110 
REVIEWER: Nick Whipple, Land Use Division  
 

4. Street Trees and Right-of-Way/Streetscape Landscaping  
a. All street trees along Main Street shall be planted as specified by Parks 

Department tree planting standards.   

• Main Street:  Tupelo Nyssa Sylvatica ‘Afterburner’ – 3” min. caliper 

• 108th Avenue SE: Existing Liquidambar trees to remain. Rockery 
removal notes on Sheet C05 must be adhered to, and tree 
protection notes on sheets L0.0 and L0.1 of the Clearing and 
Grading Permit shall be followed.     

b. Planting shall be done according to the Parks Department Best Management 
Practices and Design Standards in place at the time of construction. 

c. Prior to ordering, confirm cultivar with City of Bellevue Parks Department.  
Contacts are: 

• Tom Kuykendall, TKuykendall@bellevuewa.gov, 425-452-7924, or 

• Merryn Hearn, MHearn@Bellevuewa.gov , 425-452-4100 
d. A Parks Department representative shall be on-site to inspect street trees prior 

to planting and at the time of planting to observe the installation.  Contact 

mailto:TKuykendall@bellevuewa.gov
mailto:mkerson@bellevuewa.gov


18-105483-LD  
Main Street Apartments  
Page 45 of 51 
 

  

 

Parks Department Resource Management at (425) 452-6855 or the Parks 
Department contacts above at least 24 hours before planting to schedule the 
inspection. 

e. A Parks Department representative shall be on-site to observe any work done 
adjacent to the existing street trees on 108th Ave SE, including rockery removal, 
and any tree or tree root pruning. Contact Parks Department Resource 
Management at (425) 452-6855 or the Parks Department contacts above at 
least 24 hours before planting to schedule the inspection. 

 
AUTHORITY: Land Use Code 20.25A.110 

 REVIEWERS: Tom Kuykendall, Parks Department &  
    Nick Whipple, Land Use Division  

 
5. Streetscape Irrigation (Right-of-Way and Site) 

a. Right-of-Way:  Irrigation system for all landscaping within the City right-of-way 
will be on a separate meter and controller which can be accessed 24 hours 
a day by the City of Bellevue Parks Department and shall remain separate from 
the on-site systems. The irrigation system shall include automatic operations 
and rain sensors to override the automatic cycle if needed. Coordinate the 
exact location with the Parks Department prior to irrigation installation and 
submit proof that the irrigation design for the right-of-way has been approved 
by the Parks Department prior to building permit issuance. If the irrigated area 
exceeds 500 square feet, then the landscape irrigation budgeting section of 
the Water Code applies.   

b. Drip irrigation will not be allowed in the right-of-way planting strip. Schedule 40 
irrigation pipe is required in the right-of-way and there shall be a minimum 4-
inch diameter sleeves under all new sidewalks and driveways. 

c. A private irrigation service line(s) is required for all on-site landscape areas. 
Where feasible, drip irrigations should be used to reduce water loss due to 
over-spray and evaporation.  The Utilities Department is responsible for 
reviewing all irrigation designs.   

d. Electrical connections for lighting in tree wells or planter strips may be allowed, 
if installed in compliance with the electrical code and subjected to an electrical 
inspection. As-built drawings shall be submitted to the City of Bellevue Parks 
Department and Land Use.  Irrigation devices and electrical components shall 
not create a tripping hazard in the sidewalk. 

e. Parks Department Contacts: 

• Tom Kuykendall, tkuykendall@bellevuewa.gov or (425) 452-7925; or  

• Merryn Hearn, MHearn@Bellevuewa.gov  or (425) 452-4100 
 

AUTHORITY: Bellevue City Code 24.02.205, Land Use Code 20.25A.110 & 
20.20.520 

REVIEWER: Nick Whipple, Land Use Division  
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C. PRIOR TO BUILDING PERMIT: The following conditions are required by City Code. 
Unless otherwise specified below, these conditions must be complied with on plans 
submitted with the Building Permit application: 
 

1. Transportation Impact Fee  
Payment of the traffic impact fee will be required at the time of building permit 
issuance.  If multiple building permits will be issued, the impact fee will be tied to 
the primary above-ground permit. This fee is subject to change and the fee 
schedule in effect at the time of building permit issuance for the above-ground 
building permit will apply.  Removal of existing buildings will be eligible for impact 
fee credit. Impact fees are subject to change and the fee schedule in effect at the 
time of building permit issuance will apply.  
 
AUTHORITY: Bellevue City Code 22.16 
REVIEWER:   Ryan Miller, Transportation Department  
 

2. Building and Site Plans – Transportation  
The building grade and elevations shall be consistent with the curb and sidewalk 
grade shown in the approved civil engineering plans.  During construction, city 
inspectors may require additional survey work at any time in order to confirm 
proper elevations.  Building plans, landscaping plans, and architectural site plans 
must accommodate traffic signs, markings, hardware, sidewalk design, and 
driveway approach design as specified in the civil engineering plans.  Building 
plans, landscaping plans, and architectural site plans must comply with vehicle and 
pedestrian sight distance requirements, as required by City Code and as shown 
on the engineering plans. 
 
AUTHORITY: Bellevue City Code 14.60.060, 110, 120, 150, 180, 181, 190, 241 
REVIEWER:   Ryan Miller, Transportation Department  
 

3. Existing Easements  
Any utility easements contained on this site which are affected by this development 
must be identified.  Any negative impact that this development has on those 
easements must be mitigated or the easements relinquished.   
 
AUTHORITY: Bellevue City Code 14.60.100 
REVIEWER:   Tim Stever, Transportation Department  

 
4. Easements for Traffic Signal, Street Light Boxes and Vaults 

The applicant shall provide easements to the City for location of traffic signal and 
street light facilities such as above-grade boxes and below-grade vaults between 
the building and sidewalk within the landscape area. 
 
AUTHORITY: Bellevue City Code 14.60.100 
REVIEWER:   Ryan Miller, Transportation Department  
 

5. Pedestrian and Utilities Easements  
The applicant shall provide sidewalk and utility easements to the City such that 
sidewalks outside of the City right-of-way along the property frontage are located 
within a pedestrian easement area. 
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AUTHORITY: Bellevue City Code 14.60.100 
REVIEWER:   Ryan Miller, Transportation Department  
 

6. Dedication of Right-of-Way 
The applicant shall dedicate right of way to the City along the property frontage 
such that street improvements to and including the back of curb are located within 
the public right of way.  
 
AUTHORITY: Bellevue City Code 14.60.090 
REVIEWER:   Ryan Miller, Transportation Department  

 
7. Equipment Boxes 

Power, telephone, traffic control, or other equipment shall not be located in above 
ground cabinets in sidewalk areas. Such equipment shall be located in 
underground vaults or in a building or substantially screened per the approval of 
the Development Services Department and the Transportation Department.  

 
AUTHORITY: Land Use Code 20.20.650, 20.25A.130 
REVIEWER: Nick Whipple, Land Use Division 
 

8. Exterior Building Lighting  
All exterior building lighting shall include cut-off shields that prevent spill-over to 
adjacent sites. All exterior building lighting shall be adjustable/dimmable.  
 
AUTHORITY: Land Use Code 20.25A.160, 20.25A.170  
REVIEWER: Nick Whipple, Land Use Division 
 

9. Building Vents and Garage Exhaust  
Vents shall be located such that exhaust and odors are directed away from 
pedestrians.  All vents shall be architecturally integrated to the building. 
 
Prior to issuance of any mechanical permit for any equipment, including garage 
exhaust, that will create noise at the property line on the public sidewalk, and/or 
walkways adjacent to street frontages, the applicant shall provide certification by 
a noise consultant that the noise from the project exhaust fans and any other such 
equipment will not exceed 60 dBA at the property line and a determination by the 
City’s Mechanical Plans Examiner that the velocity and direction of airflows from 
the exhaust system within pedestrian areas not exceed 500 CFM.  The City may 
require certification of compliance following installation. 

 
AUTHORITY: Land Use Code 20.25A.130 and Bellevue City Code 9.18  
REVIEWER: Nick Whipple, Land Use Division 
 

10. Acoustical Engineer’s Report  
The applicant shall submit an Acoustical Engineer’s report on the proposed 
construction and the anticipated maximum noise thresholds inside the residential 
units facing the street frontages.  Verification of the noise levels will be required 
prior to any Certificate of Occupancy.  See Condition of Approval D.9. 
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AUTHORITY: Bellevue City Code 9.18  
REVIEWER: Nick Whipple, Land Use Division 

 
11. Open Space Design 

The building permit plans shall include a detailed design of the required open 
space. 

 
AUTHORITY: Land Use Code 20.25A.075.A.3, 20.25A.070.D.4.2, 20.25A.160.E 
REVIEWER: Nick Whipple, Land Use Division 
 

12. Compact Parking Stalls  
All compact stalls shall be shown on the building plans and shall be marked as 
such on each stall.  Compact stalls may not exceed 83 stalls or 57% of the total 
number of stalls. 
 
AUTHORITY: Land Use Code 20.25A.080.F.2 
REVIEWER: Nick Whipple, Land Use Division 
 

13. Street Level Glazing  
To ensure required transparency for “C’ and “D” streets in the Building/Sidewalk 
Relationship Designations, clear (non-tinted, non-reflective) window glass shall be 
used. The storefront windows shall not be obstructed with devices such as 
curtains, blinds, etc. to allow continuous visual access into the spaces. 
 
AUTHORITY: Land Use Code 20.30F.145, 20.25A.170.B  
REVIEWER: Nick Whipple, Land Use Division 

 
14. Mechanical Equipment, Equipment Screening, and Street Furniture 

a. Show the location of each piece of mechanical equipment, including 
communication equipment such as satellite dishes, and demonstrate that 
screening is provided so that these items are not visible from adjacent streets, 
public sidewalks, or the surrounding buildings, AND 

b. No mechanical equipment (including power, telephone, traffic control, etc) shall 
be located in above ground cabinets in sidewalk areas within pedestrian 
pathways and walkways, including the public right-of-way.  Such equipment 
shall be located in underground vaults, in the building, or substantially 
screened per the approval of Land Use/DSD. No new utility vaults that serve 
only one development will be allowed within a public sidewalk.  Vaults serving 
a broader public purpose  may be located within a public sidewalk.  

c. No permanent street furniture shall be located within the required sidewalk 
widths along Main Street (14 feet) or 108th Avenue SE (8 feet).  
 

AUTHORITY: Land Use Code 20.20.650, 20.25A.130 
REVIEWER: Nick Whipple, Land Use Division 
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D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following 
conditions are required by City Code and supported by City Policy. The conditions 
shall be complied with prior to issuance of the any Certificate of Occupancy: 
 

1. Street Frontage Improvements  
All street frontage improvements and other required transportation elements, 
including street light and traffic signal revisions, must be constructed by the 
applicant and accepted by the Transportation Department Inspector.  All existing 
street light and traffic signal apparatus affected by this development, including 
traffic controllers, pedestrian signal poles, traffic signal poles, and power sources, 
must be relocated as necessary. Transformers and utility vaults to serve the 
building shall be placed inside the building or below grade, to the extent feasible.  
Bonding or other types of assurance devices will not be accepted in lieu of 
construction, unless the city requires a delay.  

 
AUTHORITY: Bellevue City Code 14.60; Comprehensive Plan Policy UT-39; 

Transportation Department Design Manual; and Transportation 
Department Design Manual Standard Drawings. 

REVIEWER:   Ryan Miller, Transportation Department  
 

2. Pavement Restoration  
Pavement restoration associated with street frontage improvements, utility 
installation, or to repair damaged street surfaces shall be provided as follows:  
 
Main Street and 108th Avenue SE: Based on this street’s excellent condition, it is 
classified with the City’s overlay program as “Overlay Required.” Street cutting is 
permitted only with extraordinary pavement restoration.  

 
AUTHORITY: Bellevue City Code 14.60.250 & Design Manual Design Standard 

#23 
REVIEWER:   Tim Stever, Transportation Department  
 

3. Recording: Solid Waste/Recycling Containers  
The applicant shall sign and record with King County an agreement that runs with 
the property which requires all recycling bins, refuse containers and similar items 
to be moved out of the building immediately prior to pick up by building staff, and 
moved back into the building immediately upon completion of pick-up. No trash 
containers will be allowed to remain in and/or block the public right-of-way. 
 
AUTHORITY: Land Use Code 20.20.725  
REVIEWER: Nick Whipple, Land Use Division 
 

4. Public Access Signage  
Prior to issuance of Temporary Certificate of Occupancy, the public access signs 
for the plaza shall be installed. One sign shall be installed on Main Street at the 
entrance of the public plaza.  
 
AUTHORITY: Land Use Code 20.25A.070.D.4.2 
REVIEWER: Nick Whipple, Land Use Division 
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5. Public Access Agreement  
The applicant shall submit documentation providing continuous public accessibility 
to the outdoor plaza, subject to modification by mutual agreement of the City and 
the property owner. The applicant shall record with King County the agreement to 
allow public access to the outdoor plaza for the life of the project.  
 
AUTHORITY: Land Use Code 20.25A.070.D.4.2 
REVIEWER: Nick Whipple, Land Use Division 
 

6. Allocation of Parking for Retail, Visitors, and Residential Uses 
Prior to TCO, the applicant shall submit plans of the parking garage to Land Use, 
identifying the exact location of the parking stalls to be assigned to the retail, visitor 
and residential uses in the building and identify any conditions and restrictions for 
these spaces, including how they are to be monitored. All retail, visitor, and 
residential use spaces shall be marked as such and all commercial parking spots 
must be available during regular business hours. 
 
AUTHORITY: Land Use Code 20.25A.080 
REVIEWER: Nick Whipple, Land Use Division 
 

7. Project Sign Design Package  
All signage shall be consistent with the Bellevue City Code Section 22B.10 and the 
designs shall be an integral part of the overall architectural design. Signs at or near 
the street shall be scaled to the pedestrian environment.  
 
AUTHORITY: Bellevue City Code 22B.10 
REVIEWER: Nick Whipple, Land Use Division 

 
8. Interior Noise Levels/Noise Measurements  

Interior noise levels inside residential units shall not to exceed 40 dBA in sleeping 
areas and 45 dBA in non-sleeping areas. The project acoustical engineer shall 
document noise levels inside a random sample of the rooms and submit his/her 
findings to the City for review. If the noise levels exceed the required maximums, 
the City will require additional noise mitigation as necessary to achieve the 
maximum allowable levels prior to the issuance of any Occupancy Permit. 

 
AUTHORITY: Bellevue City Code 9.18.045 
REVIEWER: Nick Whipple, Land Use Division 
 

9. Landscape Installation Assurance Device  
All site landscaping shall be 100% complete per the plan approved by the City. 
Alternatively, the following may be submitted: 1) a red-marked plan identifying 
which landscape areas are incomplete; 2) an estimate for the total cost to complete 
these areas; and 3) a notarized Assignment of Savings dedicated to the City for 
150% of the estimated cost to complete these areas per the approved Landscape 
Plan. The assurance device will be released upon complete installation and 
inspection approval. 

 
AUTHORITY: Land Use Code 20.40.490  
REVIEWER: Nick Whipple, Land Use Division 
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10. Landscape Maintenance Assurance Device  
The applicant shall file with the Development Services Department a landscape 
maintenance assurance device for a one-year period in the form of an assignment 
of savings or letter of credit equivalent to 20% of the cost of labor and materials for 
all of the required landscaping. 
 
AUTHORITY: Land Use Code 20.40.490  
REVIEWER: Nick Whipple, Land Use Division 
 

11. Landscape Maintenance Agreement with the City of Bellevue  
After one-year, the landscape shall be inspected by Land Use and the Parks 
Department. Prior to the release of the Landscape Maintenance Assurance 
Device, the applicant and the City of Bellevue shall enter into an agreement to 
determine future maintenance responsibilities for the streetscape plantings.  
 
AUTHORITY: Land Use Code 20.20.520.K and 20.40.490   
REVIEWER: Nick Whipple, Land Use Division 
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DOWNTOWN DESIGN GUIDELINES 
 

Provide a written response to each Standard/Guideline. 
Refer to Land Use Code (LUC) for complete wording and requirements at: 

http://www.codepublishing.com/WA/Bellevue/#!/LUC/BellevueLUCNT.html 
 

LUC GUIDELINE NARRATIVE REGARDING HOW EACH APPLICABLE STANDARD and/or 
GUIDELINE HAS BEEN MET 

 

LUC 20.25A.150 - CONTEXT 

 

Relationship to Height and Form of Other Development – LUC 20.25A.150.A 

2. Guidelines 
a. Architectural elements enhance area’s overall character 
b. Locate building away from lower intensity land use districts 
c. Minimize off-site impacts 
d. Incorporate architectural elements proportionate to size of building 
e. Use forms, proportions, etc. that are suggested by and complement adjacent buildings. 

Response: 
The project helps to define the downtown Bellevue boundary with a scale and function that promotes the densification of downtown 
Bellevue along and near major transit hubs such as the future light rail station. The character of the building responds both to the 
urban / public-facing side of downtown, as well as the residential / lower density neighborhood that gradually steps down in density 
towards the south as the area transitions from multifamily complexes to single family. 
 
The building fronts Main Street, with generous landscaped buffers to the east and south property lines where the lower intensity land 
use districts begin. 
 
Lights used on the project will be full cutoff fixtures, and the project has been reviewed by our acoustical engineer to be in compliance 
the Code of Federal Regulations, Title 24: Housing and Urban Development, Part 51, and with HUD-required interior noise levels and 
within the exterior allowable limit for outdoors in residential areas.  
 
The building employs simple architectural volumes with architectural metal fins at window groupings, and steel and cedar accents to 
complement its scale at the pedestrian level and overall building scale. 
 
The project is similar in both size and proportion to adjacent developed multi-family properties along Main Street, such as the Sylva on 
Main Apartments and newly-constructed Main Street Flats. 

Relationship to Publicly Accessible Open Spaces – LUC 20.25A.150.B 

2. Guidelines 
a. Preserve & maximize solar access 
b. Enhance user’s experience of adjacent public open space 

Response: 
The project provides a new public plaza facing Main Street, with architectural planters, trees, decorative lighting, seating, and art.  The 
user’s experience adjacent to the public open space will be enhanced by the new multi-use trail along the Main Street elevation, 
weather-protection in the form of canopies with a warm accent material, and multiple points of entry along the sidewalk. 

Relationship to Transportation Elements – LUC 20.25A.150.C 

2. Guidelines 
a. Create logical connections 
b. Coordinate service and parking access 

Response: 
The 14-foot wide multi-use path and 25 ft radius accessible ramp along Main Street enhances the connection between the downtown 
core and the future light rail station located on 112th and Main Street, which will be located 0.3 miles away from the site. The service 
and parking access to the site utilizes the existing location of the drive aisle to the site, keeping traffic away from the major 
intersection and using the less trafficked of the two corridors. Trash and recycling services have been coordinated to occur on-site. 
 
 

Attachment A
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Emphasize Gateways – LUC 20.25A.150.D 

2. Guideline 
a. Use architectural & landscape elements to emphasize gateways 

Response: 
Per Map UD-1, our site falls outside of locations that require the emphasizing of gateways. 

Maximize Sunlight on Surrounding Area – LUC 20.25A.150.E 

2. Guidelines 
a. Evaluate alternative placement & massing concepts to ensure sunlight & sky view 
b. Maximize sunlight and sky view in adjacent developments/streetscape 
c. Minimize size of shadows & length of time cast on pedestrians 

Response: 
Multiple configurations to the building were considered during the early design phase of the project, as well as function. The final 
siting design reflects the combination of unifying the project zoning, creating a consistent building edge and setback from property 
lines, providing a public face of the project that faces downtown, and providing additional landscaped buffers to adjacent lower 
density zones.  By situating the building massing to the north, providing a 10’ setback from the west property line above grade, and 
allowing for the drive aisle along the south property line with landscaped buffers to the south and east, the project protects the 
sunlight and sky views of adjacent developments and streetscape along the right of ways and shared property lines. 

 

LUC 20.25A.160 - SITE ORGANIZATION 

 

On-Site Circulation – LUC 20.25A.160.B 

2. Guidelines 
a. Site Circulation for Servicing & Parking 
b. On-Site Passenger & Guest Loading Zones, Porte Cocheres, & Taxi Stands 
c. Pedestrian & Cycling Connections 

Response: 
The project directs all vehicular traffic towards the curb cut towards the south property line, along 108th Ave SE, with careful attention 
to the visibility triangle at the drive aisle access. This curb cut is shared between building residents and building services such as trash 
and recycling pick-up. Loading zones and trash and recycling pick-up have been located on-site, including their turnaround extents, to 
minimize any impacts on traffic on the street. Main and secondary entrances to the building are recessed and protected to protect 
pedestrians as they enter and leave the flow of pedestrian / bicycle traffic on the Main Street and 108th Ave sidewalks. 

Building Entrances – LUC 20.25A.160.C 

2. Guidelines 
a. Ensure primary building entrance front onto major public streets & are visible, defined & accessible. 

Response: 
In order to emphasize the public plaza, the main public residential and future retail entries are accessed by pedestrians from the 
public plaza. Entrances also front Main Street’s multi-use trail, as well as 108th. Entries into the building are framed by architectural 
canopies, and main, public entries are emphasized by sign walls. 

Through-Block Connections – LUC  20.25A.160.C 

3. Standards 
a. Location 
b. Proportionate Share 
c. Hours 
d. Legal Agreement 
e. Signage 

Response: 
Not applicable to this project. 

4. Guidelines 
a. Form logical routes 
b. Offer diversity in activities & pedestrian amenities 
c. Incorporate design elements to identify through-block pedestrian connection as public space 
d. Accentuate & enhance access to through-block pedestrian connection 
e. Identify the connection as public space 
f. Provide pedestrian-scaled lighting 
g. Provide high-quality design & materials 
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h. Provide landscape to define/animate the space 
i. Incorporate trees & landscaping to provide enclosure & soften 
j. Use artistic elements & water features 
k. Provide ADA access 
l. Provide weather protection 
m. Develop as walkway or a combination walkway & vehicular lane 
n. Incorporate decorative lighting/seating areas 
o. Be visible from surrounding spaces & uses 

Response: 
Per Map UD-1, our site falls outside of locations that require the emphasizing of gateways. 

Open Space – LUC 20.25A.160.E 

2.  Guidelines 
a. Capitalize on elements of natural environment, planned parks, outdoor plazas, & open space 
b. Orient gathering places & walkways toward parks & open space 
c. Include elements that engage the natural environment 
d. Locate building to take advantage of adjacent open spaces 
e. Create attractive views & focal points 
f. Use open space to provide through-block pedestrian connections 
g. Encourage year-round use 
h. Define and animate the edges of public open space 
i. Provide ADA access 
j. Provide weather protection 
k. Use artistic elements & water features 
l. Use high quality, function, & environmentally sustainable design element 
m. Maximize safety and comfort 
n. Provide electrical hookups & areas for staging events 
o. Avoid vehicular activities in open space 
p. Employ decorative lighting 

Response: 
The courtyard serves as an outdoor plaza that is ADA accessible and open to the public. The orientation of the courtyard opens toward 
Main Street in order to capture as much foot traffic as possible to keep the space activated. Both designed landscape features and art 
elements add a layer to the courtyard that helps invigorate of the space that provides a comfortable environment for the public. The 
perimeter of the courtyard is protected by the building overhang above. The open space is pedestrian-only and not accessible to 
vehicles. The landscape was designed in a way that incorporated native plants as a way to draw that connection to elements of the 
natural, pacific northwest environment. At the building edges, within the courtyard, steel planters with low planting have been placed 
to provide a nice transition from building edge to courtyard. While in the center of the courtyard, uplit trees and art have been placed 
to provide a centralized focal point.  

 

LUC 20.25A.170 - STREETSCAPE AND PUBLIC REALM 

 

Streetscapes – LUC 20.25A.170.A 

1. Define the Pedestrian Environment 

Guidelines 
i. Provide sense of enclosure & comfortable/continuous street edge 

ii. Provide transparent windows 
iii. Create visual interest on walls 
iv. Provide varied pedestrian experience on facades 
v. Provide weather protection. 

vi. Signs & lighting should complement pedestrian scale 
vii. Building edges shall maintain visual & physical connections to the sidewalk 

Response: 
At the ground level, it was important to establish a strong visual connection between the exterior and interior of the building through 
the use of floor to ceiling glazing at both the residential lobby and the retail space, which have the most engagement with the 
pedestrian experience along Main Street. Signage will be provided at the main entries, and architecturally integrated to the building’s 
architecture. 

2. Protect Pedestrians from the Elements 

Guidelines 
i. Provide weather protection 
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ii. Weather protection shall be integral component of façade 
iii. Weather protection shall be in proportion to building & sidewalk 
iv. Weather protection shall provide sense of enclosure for pedestrians 
v. Use durable materials 

vi. Awnings & marquees coordinated with building design 
vii. Minimum height of awnings & marquees 

viii. Maximum height of awnings & marquees 
ix. Pavement below weather protection to provide drainage 
x. Weather protection to have horizontal orientation 

xi. Weather protection to follow pattern of storefronts 

Response: 
Weather protection is provided in the form of canopies along both 108th and Main Street. The canopies were placed in a way that not 
only provided function but aided in adding visual interest to the north and east elevations by incorporating a horizontal element that 
breaks up the facades vertically. Along the building’s east façade, at 108th Avenue SE, 50% of the building façade must provide 
overhead weather protection. The east façade consists of 61%, or 84.6’ of linear overhead weather protection. At Main Street, 75% of 
the building façade must provide overhead weather protection, and the project provides 97%, or 113’ of linear overhead weather 
protection.   

3. Create a Variety of Outdoor Spaces 

Guidelines 
i. Outdoor gathering spaces should be inviting and maximize opportunities for use. They should be spatially well-defined, inviting, 

secure, and easy to maintain. They may be intimate and quiet or active and boisterous; 
ii. All outdoor areas should work well for pedestrians and provide space for special events, as well as passive activities; 

iii. Provide courtyards, squares, and plazas to enhance adjacent ground floor uses; 
iv. Use buildings to surround green spaces and give the space visual definition. Vitality can be generated by active ground floor uses 

and programming within the space; 
v. Use trees, shrubs, and plants to help define walkways, create transitions from open spaces to the street, and provide visual 

interest; 
vi. vi. Provide for outdoor spaces that can support active uses such as farmers’ markets, festivals, and community events; 

vii. vii. Provide structures, pavilions, and seating areas that are easily accessible and feel safe and secure during day and evening 
hours; and 

viii. Provide pedestrian walkways and courtyards in residential or office development areas. 

Response: 
The courtyard will provide a gathering space for both the public and tenants. There’s enough flexibility within the courtyard to allow 
for different types of experiences and activities. The fact that the courtyard is enclosed on three sides provides an environment that 
feels intimate and secure while still maintaining an inviting feeling. 
 

4. Provide Places for Stopping and Viewing 

Guidelines 
i. Use formal benches, movable seating, and informal seating areas such as wide steps, edges of landscaped planters and low 

walls; 
ii. Provide more seating areas near active retail establishments especially outside eating and drinking establishments and near 

food vendors; 
iii. Provide seating adjacent to sidewalks and pedestrian walkways; 
iv. Create places for stopping and viewing adjacent to and within parks, squares, plazas, and courtyards; 
v. Create a sense of separation from vehicular traffic; and 

vi. Provide comfortable and inviting places where people can stop to sit, rest and visit. 
 

Response: 
Within the courtyard there is enough opens space to allow for moveable furniture to have the ability to create flexible configurations 
depending on the intended function of the courtyard at any given moment. Along with moveable furniture, some of the planter edges 
will have incorporated seating along the walkways where appropriate that will provide comfortable places for people to sit, rest and 
visit. 

5. Integrate Artistic Elements 

Guidelines 
i. Use art to provide a conceptual framework to organize open spaces including plazas, open spaces, setbacks, and streetscapes; 
ii. Use art to mark entryways, corners, gateways and view termini; 
iii. Integrate art into building elements, including but not limited to: façades, canopies, lighting, etc.; 
iv. Designate a location for the artwork that activates the public realm and is in scale with its location; and 

https://bellevue.municipal.codes/LUC/20.50.040__1ce86dd97a7f3cb59152cdca80925225
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.016__189f2bd02d5339795a88bf1a985c5050
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.040__1ce86dd97a7f3cb59152cdca80925225
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.50.040__1ce86dd97a7f3cb59152cdca80925225
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.25A.020.A__f958251ca1b6071835f05e9178f6b76a
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__f283e3bf367cb908074028b47b2adf9c
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v. Use materials and methods that will withstand public use and weathering if sited outdoors. 

Response: 
The proposed location for the public art in the courtyard will be right at the entry, so that it can not only be enjoyed within the 
courtyard by will also be clearly visible from street view.  
 
 
 

6. Orient Lighting toward Sidewalks & Public Spaces 

 Guidelines 
i. Pedestrian-scaled lighting should be provided along pedestrian walkways and public open spaces; 

ii. Lighting should be compatible among projects within neighborhoods to accentuate their unique character; 
iii. Fixtures should be visually compatible so as not to overpower or dominate the streetscape; 
iv. Lighting may also be used to highlight trees and similar features within public and private plazas, courtyards, walkways, and 

other similar outdoor areas and to create an inviting and safe ambiance; 
v. Use lighting to highlight landscape areas; 

vi. Integrate and conceal fixtures into the design of buildings or landscape walls, handrails, and stairways; 
vii. Install foot lighting that illuminates walkways and stairs; 

viii. Use energy-efficient lighting, such as LED; 
ix. Direct bollard lighting downward toward walking surfaces; 
x. Provide festive lighting along signature streets on buildings and trees; and 

xi. Decorative lighting may be used in open spaces to make the area more welcoming. 
xii.  

Response: 
Our lighting strategy for the pedestrian walkways will consist of a series of lights along paths that will provide lighting directed 
downward toward walking surfaces. Along Main Street, wall mounted sconces will be located at all public entrances that will also aid 
in illuminating the pedestrian pathway along that street. 

7. Orient Hanging and Blade Signs to Pedestrians 

Guidelines 
i. Signs should not overwhelm the streetscape. They should be compatible with and complement the building’s architecture, 

including its awnings, canopies, lighting, and street furniture; 
ii. Sign lighting should be integrated into the façade of the building; 

iii. Signs should be constructed of high-quality materials and finishes; 
iv. Signs should be attached to the building in a durable fashion; and 
v. Signs should be constructed of individual, three-dimensional letters, as opposed to one single box with cutout flat letters. 

 

Response: 
With the minimal design aesthetic of the building, the signage will follow suit by complimenting the building’s architecture. Signage 
will be integrated with the building’s architecture – sign walls visualized as an extension of the canopy structure, framing the main 
entries to the building are provided. 

8. Build Compatible Parking Structures 

Standards & Guidelines 
i.     Where adjacent to a right-of-way, a minimum of 20 feet of the first and second floors measured from the façade inward shall be 

habitable for commercial activity. The following rights-of-way are excluded from this requirement: 
(1) 114th Ave NE; 
(2) Through-block pedestrian connections; 
(3) Main Street between 112th Ave NE and 114th Ave NE; 
(4) NE 2nd Street between 112th Ave NE and 114th Ave NE; 
(5) NE 4th Street between 112th Ave NE and 114th Ave NE; and 
(6) NE 6th Street between 112th Ave NE and 114th Ave NE; 

https://bellevue.municipal.codes/LUC/20.25A.020.A__5b95bfa23696993477e12b771c88ec3e
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.50.040__1ce86dd97a7f3cb59152cdca80925225
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.032__fc306a7f340d688cae58e733b13d675a
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.040__714259961d2d79976401b6614afa730a
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ii. Parking garages and integrated structured parking shall be designed so that their streetscape interface has a consistent 
aesthetic through massing and use of materials complementing the vision for the area; 

iii. On a streetscape, openings shall be glazed when adjacent to right-of-way or adjacent to through-block pedestrian connections 
above the second floor, except when the openings are adjacent to the freeway, in which case the openings shall be glazed on 
floor levels above the adjacent freeway; 

iv. Openings shall be provided adjacent to interior property lines to avoid blank walls and shall be glazed to function as windows; 
v. Parking garage floors shall be horizontal to accommodate adaptive reuse; 

vi. Stairways, elevators, and parking entries and exits shall occur at mid-block; 
vii. Design a single auto exit/entry control point to minimize number and width of driveway openings (entry and exit points may be 

separated) and potential conflicts; 
viii. Design shall include vertical expression of building structure that provides continuity with the surrounding development; 

ix. Profiles of parking structure floors shall be concealed and not visible to the public through façade treatments and materiality 
while providing openings consistent with residential and nonresidential buildings; 

x. Parking garages and structured parking should be designed to be compatible with the urban streetscape; 
xi. Sill heights and parapets shall be sufficient to screen view of automobiles; 

xii. Rhythm and spacing of openings should reflect a typical commercial or residential development; and 
xiii. Where glazing is required, the applicant may elect to provide a maximum of 25 percent of the openings of the total perimeter 

wall area of each level as unglazed or the minimum required openings percentage for natural ventilation established by the 
applicable International Building Code Section 406.5.2, as amended by the Bellevue Building Code, whichever is greater, to 
ensure the natural ventilation of the garage. 

Response: 
All of the parking for this project is located below grade and not visible from street level as a result. 

Right-of-Way (ROW) Designations – LUC 20.25A.170.B 

1. Pedestrian Corridor/High Streets – “A” ROW 

    Standards & Guidelines 
i. Transparency: 75 percent minimum; 

ii. Weather Protection: 75 percent minimum, six feet deep. When a building is adjacent to two or more rights-of-way, weather 
protection shall be provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this 
section for more guidelines on weather protection; 

iii. Points of Interest. Every 30 linear feet of the façade, maximum; 
iv. Vehicular Parking. No surface parking or vehicle access shall be allowed directly between sidewalk and main pedestrian 

entrance; and 
v. One hundred percent of the street wall abutting the build-to line shall incorporate Active Uses. 

Response: 
Not applicable for this project 

2. Commercial Streets – “B” ROW 

    Standards & Guidelines 
i. Transparency: 75 percent minimum; 

ii. Weather Protection: 75 percent minimum, six feet deep minimum. When a building is adjacent to two or more rights-of-way, 
weather protection shall be provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 
of this section for more guidelines on weather protection; 

iii. Points of Interest: Every 60 linear feet of the façade, maximum; 
iv. Vehicular Parking: No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance; 

and 
v. One hundred percent of the street wall shall incorporate Active Uses and Service Uses, at least 50 percent of which shall be 

Active Uses. 

Response: 
Not applicable for this project. 

3. Mixed Streets – “C” ROW 

    Standards & Guidelines 
i. Transparency. 75 percent; 

ii. Weather Protection:. 75 percent. When a building is adjacent to two or more rights-of-way, weather protection shall be 
provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this section for more 
guidelines on weather protection; 

iii. Points of Interest. Every 75 linear feet of façade, maximum; 
iv. Vehicular Parking:. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance; 

and 
v. Fifty percent of street wall shall incorporate Active Uses or Service Uses. 

https://bellevue.municipal.codes/LUC/20.50.040__714259961d2d79976401b6614afa730a
https://bellevue.municipal.codes/LUC/20.25A.020.A__e2151d57808e97fab12b8891126cca77
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe
https://bellevue.municipal.codes/LUC/20.50.046__dc4c71563b9bc39a65be853457e6b7b6
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__8fa9032f44530eeda9f55faa5370edcc
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.170.A.2
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.50.052__d6af9c1eaff2a89ebd3f8d0c542be12b
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.25A.020.A__ef3ef72c37d906df8d992f444934b714
https://bellevue.municipal.codes/LUC/20.25A.020.A__2e7b0ed9bcc16303dfa53d71e2aacf01
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.25A.020.A__8fa9032f44530eeda9f55faa5370edcc
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.170.A.2
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.020.A__7ae65b4118938978fe129b1fdab59872
https://bellevue.municipal.codes/LUC/20.50.052__d6af9c1eaff2a89ebd3f8d0c542be12b
https://bellevue.municipal.codes/LUC/20.50.054__ddba249e6b2434f6af83c8e78a41dbbf
https://bellevue.municipal.codes/LUC/20.25A.020.A__ef3ef72c37d906df8d992f444934b714
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.170.A.2
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.50.052__d6af9c1eaff2a89ebd3f8d0c542be12b
https://bellevue.municipal.codes/LUC/20.50.054__ddba249e6b2434f6af83c8e78a41dbbf
https://bellevue.municipal.codes/LUC/20.25A.020.A__ef3ef72c37d906df8d992f444934b714
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
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Response: 
Main Street fits the classification of a mixed street, and in response we’ve provided: 75% transparency, 75% weather protection (8’ 
min above grade and 6’ min depth) and 75’ between entrances and/or points of interest. The street wall incorporates 51.3%, or 56.8’ 
of active use/future retail space. 
 

 

 

4. Neighborhood Streets – “D” ROW 

    Standards & Guidelines 
i. Transparency. Blank walls and inactive uses may occupy no more than 25 percent of the façade; 

ii. Weather Protection. 50 percent. When a building is adjacent to two or more rights-of-way, weather protection shall be 
provided for the two rights-of-way with the highest pedestrian orientation. Refer to subsection A.2 of this section for more 
guidelines on weather protection; 

iii. Points of Interest. Every 90 linear feet of façade, maximum; and 
iv. Vehicular Parking. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance. 

 

Response: 
108th Avenue is classified as a neighborhood street, and in response we’ve: not exceeded 25% max blank walls or inactive spaces along 
this avenue, provided 50% weather protection (8’ min., 12’ max. above grade) and a max of 90’ of points of interest. Active spaces 
include the residential patios and an 18.2’ portion of the active use space along 108th Ave SE. 
 
 
 
 
 

https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.170.A.2
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.50.052__d6af9c1eaff2a89ebd3f8d0c542be12b
https://bellevue.municipal.codes/LUC/20.50.054__ddba249e6b2434f6af83c8e78a41dbbf
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5. Perimeter Streets – “E” ROW 

         Standards & Guidelines 

i. Transparency. Blank walls and inactive uses may occupy 25 percent of the façade; 
ii. Weather Protection. At entries; 

iii. Points of Interest. Every 90 linear feet of façade, maximum; and 
iv. Vehicular Parking. No surface parking or vehicle access directly between perimeter sidewalk and main pedestrian entrance. 

 

Response: 
Not applicable to this project. 

Alleys with Addresses – LUC 20.25A.170.C 

Standards 
a. At least one entire side of the Alley with an Address shall comply with guidelines i. through v. for Pedestrian Corridor/High 

Streets – “A” rights-of-way found in subsection B of this section. 
b. Minimum dimension for an alley with an address shall be 20 feet wide exclusive of drive lane widths. 
c. Alleys with addresses shall be open to the public 24 hours a day and seven days a week. Signs shall be posted in clear view 

stating the Alley with an Address is open to the public during these hours. 
d. Each tenant space shall have an exterior entrance facing the alley and be addressed off the alley. 

 

https://bellevue.municipal.codes/LUC/20.50.052__d6af9c1eaff2a89ebd3f8d0c542be12b
https://bellevue.municipal.codes/LUC/20.50.054__ddba249e6b2434f6af83c8e78a41dbbf
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.25A.170.B
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.25A.020.A__391e05a1894e0bc611622c6d94d7b4be
https://bellevue.municipal.codes/LUC/20.50.046__31c6b3fdfaaa80dba2dbf92a4600524c
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
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Response: 
Not applicable to this project. 

         Guidelines 
a. Materials and design elements such as paving, lighting, landscaping, and signage should incorporate design elements of the 

adjacent right-of-way to identify it as part of the public realm. 
b. An Alley with an Address may be covered in some areas but should not be predominantly enclosed. 
c. Access from the public right-of-way should be encouraged and enhanced by multiple clear points of entry that identify the 

alley as a public space. Access through the site should form a clear circulation logic with the street grid. 
d. Wayfinding, signage, symbols, and lighting should identify the alley as a public space. 
e. Design of the ground-level and upper-level retail should relate to the alley and be distinct from the rest of the building. This 

can be achieved through the use of common architectural style, building materials, articulation, and color. 
f. Variation should be incorporated into the design by including dimensional and level changes at both the ground plane and 

building walls. 
g. Pedestrian-oriented lighting should be provided that is compatible with the landscape design, improves safety and minimizes 

glare. Design should be high quality, and materials should be durable and convey a sense of permanence. 
h. Landscaping should be used to animate and soften the space. The use of art and water is also encouraged. 
i. Alley design should not incorporate loading, refuse handling, parking, and other building and site service uses at the ground 

level façade, though such activities may be conducted in an Alley when reasonable alternatives are not available. Operational 
procedures should encourage the above-referenced activities after normal business hours. 

j. Provide complete project design for all phases within a project limit to ensure coordinated design and construction across 
multiple phases. 

 

Response: 
Not applicable to this project. 

Upper-Level Active Uses – LUC 20.25A.170.D 

       Standards 
a. Points of physical vertical access between the ground level and upper levels shall be located no more than 150 feet apart to 

facilitate frequent pedestrian access to upper-level active uses. 
b. Each tenant space shall have an exterior entrance. 
c. Floor area and building façades directly below upper-level active uses shall comply with standards and guidelines b.i. through 

b.v. for Pedestrian Corridor/High Streets – “A” rights-of-way found in subsection B.1 of this section. 
d. Visual access shall not be impaired by small, enclosed display windows, window coverings and tinted or reflective glazing. 

 

Response: 
Not applicable to this project. 

Guidelines 
a. Architectural treatment of the upper-level active use space should read as part of the ground level and be distinct from the 

architectural treatment of the building above. 
b. Extensive visual access into the upper-level retail space should be available from the sidewalk or the alley with an address with 

frequent clear lines of sight from grade. 
c. Lighting and signage should be used to enliven and draw attention to upper-level arcade or balcony, or directly through 

ground level retail for a multilevel single tenant.  
 

Response: 
Not applicable to this project. 

 

LUC 20.25A.180 - BUILDING DESIGN 

 

Overall Building Design – LUC 20.25A.180.B 

1. Encourage High-Quality Materials  

Guidelines 
i. Articulation of façade materials should be bold, with materials that demonstrate depth, quality, and durability; 

ii. It should be apparent that the materials have substance and mass, and are not artificial, thin “stage sets” applied only to the 
building’s surface; 

iii. Use natural high-quality materials such as brick, finished concrete, stone, terra cotta, cement stucco, and wood in natural or 
subdued building colors; and 

https://bellevue.municipal.codes/LUC/20.25A.020.A__f283e3bf367cb908074028b47b2adf9c
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.044__821bc7f7b64ccf666a4a35edb9780672
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.25A.020.A__07de2f61b4621cb80cf60fb47acf49a9
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.022__5797d1d5675a53a4ff914e6b6185c623
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__07de2f61b4621cb80cf60fb47acf49a9
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.25A.020.A__626d3c8d8a8197a211fc3ce9fd533fcc
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.25A.170.B.1
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.054__938693fe06ed55bbdc4a6029af06970a
https://bellevue.municipal.codes/LUC/20.50.010__67a9a13318c92022d3693d56249a3405
https://bellevue.municipal.codes/LUC/20.50.022__4b3b9db8c9784468094acde0f8bf7071
https://bellevue.municipal.codes/LUC/20.50.010__ee1dde1e718954c9d03109f34f7cb3b6
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
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iv. Use varied yet compatible cladding materials. Window and storefront trim should be well-defined and contribute to the 
overall aesthetic quality. 

 

Response: 
The choice in materials was driven by the desire for a simple, clean aesthetic that would provide a backdrop for the window 
patterning that is meant to be a focus feature of the overall design. The fiber cement panels, at the upper levels, achieve that while 
providing a material that’s not only durable but aesthetically pleasing as well. At the ground level, board form concrete provides the 
same simple, clean aesthetic while providing additional durability at the pedestrian level and also providing a material change that 
distinguishes the ground floor from the upper levels. 
 

2. Provide Interesting Building Massing 

Guidelines 
i. The length and breadth of a building should be pedestrian-scaled. Portions of a large building mass should be broken into 

smaller, appropriately scaled modules, with changes in plane indicated by bold projections and recesses. This results in larger 
elevations being reduced to human scale; 

ii. Vertical and horizontal elements should be used to create a human scale and form a coherent aesthetic providing visual 
interest to the pedestrian; 

iii. Reduce the scale of elevations both horizontally and vertically; 
iv. Buildings should exhibit a vertically articulated tripartite façade division – base, middle, and top through material and scale; 

and 
v. Design should feature vertical articulation of windows, columns, and bays. 

 

Response: 
Along Main Street, the building has a horizontally layered representation, including the first floor as response to the public realm of 
the ground plane, street level functions, and public plaza, with a double height volume at the retail space. The residential floors above 
street level are perceived as floating boxes, and the fifth and sixth floors step back approximately 15 feet along Main Street as 
required by LUC 20.25A.075.  
The east and south elevations respond to the character of 108th Avenue SE and the smaller scale PO and R-30 zoning to the east and 
south featuring narrower, vertical bays to reflect the smaller scale of the neighbors, and façades that are modulated by balconies and 
vertical recesses. In addition to the mostly landscaped 20’ setbacks required by land use code from the downtown boundary, the 
building steps back further at its first floor on the east elevation to allow for unit entry patios along 108th Ave SE. 
 

Connected Floor Plates – LUC 20.25A.180.C 

   Guidelines 
a. From the right-of-way, the development should appear as separate and distinct buildings to the pedestrian; and 
b. The connection should appear to be distinct from the adjacent masses. 

 

Response: 
Not Applicable – project does not trigger 20.25A.060.B Exceptions to Dimensional Requirements, and thus does not trigger Connected 
Floor Plates requirement. 

Building Base (Podium) – LUC 20.25A.180.D 

2. Articulate Building Base 

Guidelines 
i. Provide architectural expression and design elements such as cornice lines, window bays, entrances, canopies, building 

materials, and fenestration, in a pattern, scale, and proportion that relate to neighboring buildings and engages pedestrians; 
ii. Use high quality, durable materials, an appropriate variety in texture, and carefully crafted details to achieve visual interest 

and longevity for the façade. Environmentally sustainable materials and construction methods are encouraged; and 
iii. A building’s profile should be compatible with the intended character of the area and enhance the streetscape. In some cases, 

it may be appropriate to mark an entryway with a distinct form to emphasize the significance of the building entry. 
 

Response: 
The base of the building is articulated by a taller floor-to-floor height, floor to ceiling aluminum window systems, and canopies. The 
base of the building is expressed by sealed, board-form concrete, a very durable material, and framed overhead by canopies with a 
cedar soffit. Main entries are marked by a sign wall that is architecturally integrated as a vertical extension of the horizontal cedar 
soffit above. Secondary entry ways are recessed and marked by an extended cedar soffit. 
 

3. Provide Clear, Unobstructed views/ground floor uses 

Guidelines 

https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__5b95bfa23696993477e12b771c88ec3e
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
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i. Transparent windows should be provided on façades facing streets, parks, and open spaces; 
ii. Views into and out from ground floor Active Uses may not be obstructed by window coverings, internal furnishings, or walls; 

iii. Interior walls may be placed a minimum of 20 feet from the window on the façade where Active Uses are a part of an 
exemption in the FAR Amenity System. 

 

Response: 
Along Main Street, the building’s residential lobby and future retail space (active use) utilize transparent glazing. At the public plaza, 
the fitness room on the east face of the courtyard also utilizes transparent glazing. Residential units facing the courtyard and along 
108th also utilize transparent glazing, but will be buffered by window treatments and landscaping for privacy. 
 

4. Design Inviting Retail & Commercial Entries 

Guidelines 
i. Primary entries to retail and commercial establishments should be transparent, allowing passersby to see the activity within 

the building and bring life and vitality to the street; 
ii. Architectural detail should be used to help emphasize the building entry including canopies, materials, and depth; 

iii. Building lighting should emphasize entrances; 
iv. Provide transom, side lights, or other combinations of transparency to create visual interest; 
v. Provide double or multiple door entries; and 

vi. Provide a diverse and engaging range of doors, openings, and entrances to the street such as pivoting, sliding or roll up 
overhead entrances. 
 

Response: 
The future retail space entries are designed with an aluminum window systems, allowing for a maximum degree of transparency at 
the glass walls for viewing activity. Entries are covered by canopies or building overhangs, and the main entry is highlighted by the 
signage wall that is architecturally integrated. The main entry off the public plaza is a double door, and a secondary single door 
entrance is provided off the sidewalk. 

6. Encourage Retail Corner Entries 

Guidelines 
i. Locate entry doors on the corners of retail buildings wherever possible. Entries at 45-degree angles and free of visual 

obstructions are encouraged; 
ii. Locate primary building entrance at the corner; 

iii. Use weather protection, special paving, and lighting, to emphasize corner entry; 
iv. Use architectural detailing with materials, colors, and finishes that emphasize the corner entry; and 
v. Use doors with areas of transparency and adjacent windows. 

 

Response: 
The future retail space is located on the corner of Main Street and 108the Ave SE. Due to a desire to activate the public plaza, and to 
the significant grade change from the west end of the property to the east end along Main Street, the retail’s finish floor elevation was 
designed to relate to the public plaza and the midpoint of the grade change. The retail’s main entry is accessed via the public plaza, 
and the building overhang provides weather protection, which is materially integrated with the signage wall. The future retail is 
designed with an aluminum window system, allowing for maximum visibility and transparency. 
 

7. Encourage Inviting Ground Floor Retail & Commercial Windows 

Guidelines 
i. Retail and commercial uses should use unobstructed windows that add activity and variety at the street level, inviting 

pedestrians into retail and commercial uses and providing views both in and out; 
ii. Use clear window glazing; 

iii. Provide operable windows that open by pivoting, sliding or shuttering for restaurants, cafes, retail and commercial activity; 
iv. Install transom windows or other glazing combinations that promote visual interest. 

 

Response: 
Future retail space uses aluminum window system for to maximum the clear window glazing area adjacent the structural walls. 
Current design of the window layout is cohesive with the overall building design. The future tenant of the retail space would be 
customize the aluminum window system as desired in the future. 
 

8. Provide Multiple Entrances 

Guideline 
Provide pedestrian entrances at frequent intervals to contribute to variety and intensity. 

https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.25A.020.A__21148b434f580b5567f31a1903b9294d
https://bellevue.municipal.codes/LUC/20.25A.020.A__79045d29738f34fc7325c74af1ab8b76
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__8fa9032f44530eeda9f55faa5370edcc
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__9be09e0424b4e25ea6523cc3c9cbe37d
https://bellevue.municipal.codes/LUC/20.25A.020.A__8fa9032f44530eeda9f55faa5370edcc
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Response: 
The retail space has been provided with two entrances – one off the Main Street multi-use path, and one off of the public plaza. 

Middle (Tower) – LUC 20.25A.180.E 

1. Tower Placement 

b.  Guidelines 
i. Place towers away from parks, open space, and neighboring properties to reduce visual and physical impacts of the tower and 

allow the base building to be the primary defining element for the site and adjacent public realm. 

ii. Coordinate tower placement with other towers on the same block and adjacent blocks to maximize access to sunlight and sky 
view for surrounding streets, parks, open space, and properties. 

Response: 
The building above the base is a simple volume with a restrained palette, separated from the pedestrian realm by the featured cedar 
on the building overhang and underside of canopies. The restrained palette is intended to minimize its impact visually on the 
pedestrian realm by becoming a simple backdrop. The building also steps back along Main Street at the upper levels for sunlight and 
sky view. 

2. Maximize Energy Efficiency 

b.  Guidelines 
i. Orient towers to improve building energy performance, natural ventilation, and daylighting; provided, that access to sky view 

is maintained and adverse wind and shadow impacts are minimized; 
ii. Vary the design and articulation of each tower façade to respond to changes in solar orientation. Where appropriate, adjust 

internal layouts, glazing ratios, balcony placement, fenestration, and other aspects of the tower design to manage passive 
solar gain and improve building energy performance; 

iii. Where possible, include operable windows to provide natural ventilation and help reduce mechanical heating and cooling 
requirements; and 

iv. When multiple towers are proposed, stagger the tower heights to create visual interest within the skyline, mitigate wind, and 
improve access to sunlight and sky view. In general, a variation of five stories or more provides a difference in height that can 
be perceived at street level. 

Response: 
The building incorporates operable windows for natural ventilation, insulated walls and roof assemblies. Glazing ratios are adjusted to 
allow the most windows along the north, street-facing facades, for both street interaction as well as improved energy performance for 
increased daylighting and minimizing solar heat gain.  

3. Design Tower to Provide Visual Interest & Articulation  

b.  Guidelines 
i. Incorporate variation and articulation in the design of each tower façade to provide visual interest and to respond to design 

opportunities and different conditions within the adjacent context; and 
ii. Articulate towers with high-quality, sustainable materials and finishes to promote design excellence, innovation, and building 

longevity. 

Response: 
The building above Level 1 is clad with fiber cement panel, for a durable finish in a commercial application. The building elevations are 
expressed as a field of alternating window patterns, with additional articulation by grouping windows with a crisp metal fin detail to 
serve as a backdrop for the activity on the public faces of the buildings. Along 108th Ave SE and the south elevation, the building 
façade’s Levels 2-6 are articulated by a series of bays, with stacked recessed balconies to provide depth to the façade. 

4. Promote Visually Interesting Upper Floor Residential Windows 

b.  Guidelines 
i. The windows of a residential building should be pleasing and coherent. Their size and detailing should be of a human scale 

with regular spacing and a rhythm of similarly shaped windows; 
ii. Windows should be residential in character; 

iii. Windows should be operable; and 
iv. Windows should have trim round framed openings and be recessed from the building façade, not flush. 

 

Response: 
The window patterning on the elevations works within a system of 2’ increments, following a seemingly rigid grid that is then broken 
by the alternating pattern of large and small window openings that vary by floor. The window sizes are residential in scale but will 
provide ample natural daylight to the occupants. Each unit has at least one operable window, and windows are framed by a metal fin, 
3” deep at a typical window, and 6” deep at select feature window groupings. 

Top – LUC 20.25A.180.F 

https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__07de2f61b4621cb80cf60fb47acf49a9
https://bellevue.municipal.codes/LUC/20.25A.020.A__f283e3bf367cb908074028b47b2adf9c
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.046__dfba89a600b608b2b724efe1f06f599a
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
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1. Create Attractive Building Silhouettes & Rooflines 

b.  Guidelines 
i. Building rooflines should be dynamic, fluid, and well-articulated to exhibit design excellence while creating a dynamic and 

attractive skyline; 
ii. Include towers or similar vertical architectural expressions of important building functions such as entries; 

iii. Vary roof line heights; and 
iv. Incorporate well-detailed cornices that have significant proportions (height and depth) and create visual interest and shadow 

lines. 
 

Response: 
The overall minimal, clean aesthetic required silhouettes and rooflines that complemented that vision rather than competed with it. 
Our rooflines and building silhouettes consist of clean lines and a simplicity that allows them to seamlessly blend with the overall 
design of the building rather than stand out as a distinguished element.  

2. Foster Attractive Rooftops 

b.  Guidelines 
i. Roof shape, surface materials, colors, and penthouse functions should all be integrated into the overall building design. LUC 

20.25A.130 provides guidance for rooftop mechanical equipment; 
ii. Provide rooftop terraces, gardens, and open spaces; 

iii.  Incorporate green roofs that reduce stormwater runoff; 
iv. Consolidate and screen mechanical units; and 
v. Occupied rooftop amenity areas are encouraged; provided, that potential noise and light impacts on neighboring 

developments are minimized.  
 

 

Response: 
The outdoor terraces pull design elements from the courtyard to provide a consistent design thread as you move vertically to the 
outdoor spaces on the upper levels. At the rooftop, the landscape design features green roof and gathering spaces. Where there is 
mechanical located on the roof, there is screening that hides the units from public view.  

 

 

https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.020.A__373ac28052cf309708b1aea96c0b4436
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.50.012__c39b56d4489fb2507289e7ae19567b80
https://bellevue.municipal.codes/LUC/20.25A.130
https://bellevue.municipal.codes/LUC/20.25A.020.A__8650d205a3e4be578c5d3ec6d5014fc9
https://bellevue.municipal.codes/LUC/20.50.046__a9393f6aa53fe59a710077820dec61f1
https://bellevue.municipal.codes/LUC/20.50.016__330f49df8243756a8a4dc7f7f7ee6dfe


 

1 

 

UD COMPREHENSIVE PLAN POLICIES 
Comprehensive Plan - Volumes 1 and 2 

 
Provide a written response to each applicable Comprehensive Plan Policy. 
Refer to Comprehensive Plan for complete wording and requirements at: 

 

https://planning.bellevuewa.gov/planning/comprehensive-plan/ 

 

VOLUME I –  HOUSING (HO) AND URBAN DESIGN (UD) POLICIES 

 

Comprehensive Plan Policies  
Written Narrative Regarding How Each Applicable Policy Has 
Been Met 

Housing (HO) Policies 

HO-2: Promote quality, community-
friendly single family, multifamily 
and mixed use development, 
through features such as enhanced 
open space and pedestrian 
connectivity. 

The Main Street Apartments project provides a mix of unit types, 
ranging from studio to 3-bedroom apartments to offer a variety of 
resident options. The project features a public plaza with art, lighting, 
and seating that fronts the new 14’ wide multi-use sidewalk along 
Main Street. The public plaza as well as main entrances to the building 
will activate the space and encourage pedestrian foot traffic.  

HO-13: Ensure that mixed-use 
development complements and 
enhances the character of the 
surrounding residential and 
commercial areas. 
 

The corner of 108th SE Ave and Main Street will be anchored by a 
retail space. The generous setbacks on the north, east, and south 
sides of the property allow for generous landscaped and pedestrian 
oriented buffers. The project has an active public presence on the 
north face to enhance Main Street’s identity as part of the downtown 
district, as well as a respectful, quieter buffer to its smaller scale 
neighbors to the south and east.  

Urban Design & the Arts (UD) Policies 

UD-1: Enhance the appearance, 
image and design character to make 
Bellevue an inspiring place to be. 
 

The project features a clean, modern aesthetic with exposed board-
form concrete and tall glass storefronts at the pedestrian level, cedar-
clad soffits and canopies, and a simple, white volume above the public 
with bold black steel accents and trim.  

UD-2: Preserve and enhance trees as 
a component of the skyline to retain 
the image of a “City in a Park.” 
 

Careful attention has been given to preserving seven of the existing 
street trees along 108th Ave SE. Additional landscaped width has been 
provided to ensure minimal disturbance to the tree roots during 
construction. The project also features landscaping throughout the 
public plaza, along the south boundary of the property, and green 
roof on the Level 5 patios and amenity roof space. 

UD-3: Encourage a variety of site and 
building designs which are 
compatible and consistent with 
surrounding development and that 
implement the policies of this Plan. 
 

Through the public plaza fronting Main Street, the project provides an 
easily identifiable community gathering space that responds to the 
people-oriented design goals of downtown Bellevue. Along 108th Ave 
SE, the project features street-level units with walk-up patios as a way 
to encourage the neighborly interactions along this smaller right of 
way which leads to the residential zoning to the south. 

UD-4: Ensure that development 
relates, connects, and continues 
design quality and site functions 
from site to site.  
 

As one of the first projects to be developed under the new zoning 
code, the project takes advantage of the enhanced density and 
allowable height to relate in scale with immediate neighbor to the 
north, and similar-in-scale multi-family projects to the west. This 
project also encourages the increased pedestrian connectivity with 
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the future light rail station with its enhanced sidewalks, and its 
resident patios, balconies, retail space, and lobby all providing eyes on 
the street to encourage safety and interaction. The project also 
directs its vehicular traffic to the existing curb cut location on the SE 
corner of the site, away from the busy intersection and Main Street. 

UD-10: Encourage rooflines that 
create interesting and distinctive 
forms against the sky within 
Downtown and other mixed use 
areas. 

The building consists of a clean parapet along the skyline, with a 
stepback along Main Street that helps preserve the daylight and views 
along the Main Street corridor. The northwest portion of the roof is 
dedicated to a rooftop amenity space, with landscaping, rooftop fire 
pit, and bbqs, which will provide an active point of interest along Main 
Street. 

UD-11: Develop Downtown and 
other mixed-use areas to be 
functional, attractive and 
harmonious with adjacent 
neighborhoods by considering 
through-traffic, view, building scale, 
and land use impacts. 

See response to UD-4. 

UD-12: Enhance and support a safe, 
active, connected and functional 
pedestrian environment for all ages 
and abilities. 

The public plaza is fully accessible, with a high degree of visibility from 
the sidewalk with medium height planters (less than 36” tall) and 
seating elements. The lighting of the plaza includes both required 
egress lighting on the walking surfaces, as well as feature lighting to 
highlight the landscaping and art. Both the residential lobby and the 
future tenant space have main entrances connecting to the plaza, and 
residents of the building will also have visibility to the plaza from the 
directly adjacent fitness amenity space, as well as residential units 
framing the courtyard on three sides.  

UD-17: Support and encourage a 
variety of artwork in public places, 
such as parks, public buildings, and 
plazas. 

The public plaza will feature a sculpture, designed by an artist, visible 
from the sidewalk. 
 

UD-21: Explore opportunities to 
enhance pedestrian and other 
mobility connections between 
buildings and developments. 

In coordination with the Transportation Department and right of way 
requirements, the project will upgrade the corner of 108th and Main 
Street with an enhanced corner and ADA ramp. Fronting the building 
is a 14’ wide multi-use trail. Weather protection in the form of 
canopies extend over the sidewalk along both Main Street and 108th 
Ave. 

UD-23: Encourage excellence in 
architecture, site design and 
workmanship, and durability in 
building materials to enrich the 
appearance of a development’s 
surroundings. 

The project utilizes long-lasting, contemporary building materials 
(fiber cement panel, board-form concrete, aluminum and glass), and 
reserves the use of more special materials (cedar) to the protected 
underside of exterior soffits to encourage lifespan as well as create 
the most impact from the pedestrian perspective. The site is designed 
to be accessible to the public, and protected recessed entries to allow 
for greater visibility for pedestrian traffic joining and leaving the multi-
use trail. 

UD-24: Encourage the creation of 
iconic visual reference points in the 
community through innovative site 
and building designs. 

The focus of the project on the public plaza, as well as the art to be 
incorporated, aims to be an iconic point of reference along Main 
Street. 
 

UD-25: Ensure that site and building 
design relates and connects from site 
to site. 

See response to UD-4. 
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UD-26: Encourage visual, auditory 
and tactile design elements in the 
built and natural environment. 

Through a variety of native plantings, the landscaping on the site will 
have a different visual expression depending upon the season. The 
built environment will feature board-formed concrete, and cedar 
canopies, which will provide a contrast of colors and texture, and 
shadow play. 

UD-27: Integrate high quality and 
inviting public and semi-public open 
spaces into major development. 

The project’s focal point is a public plaza, accessible to pedestrians 
from Main Street, which will have seating and site furniture, to 
integrate the spill-out activity of the future retail space and residents. 

UD-28:  Encourage private and public 
developers to integrate art into the 
design of the public areas of their 
projects. 

See response to UD-17. 
 
 

UD-29: Integrate rooftop mechanical 
equipment screening with building 
architecture. 

Mechanical equipment is screen by either an extension of the parapet 
wall or a mechanical screen, set back from the parapet to minimize its 
visibility from the ground level. 

UD-31: Utilize greenroofs and walls 
where they enhance the character of 
Bellevue as a “City in a Park” and 
soften the visual impact of 
development. 

Greenroofs are utilized on the Level 5 patios as well as on the 
northwestern quadrant of the roof plan. 

UD-32: Provide design treatments for 
blank walls that are visible from the 
public right of way. 

Blank walls that are visible from the ROW will be board-formed 
concrete, providing a texture of horizontal banding at various depths, 
creating a field of visual texture along with light and shadow. 
Landscape planters are also used fronting the blank walls to provide a 
visual buffer where the sidewalk grade on Main Street slopes below 
the Level 1 finish floor. 

UD-33: Encourage public and private 
development to incorporate access 
to sunlight. 

Access to sunlight is provided via the approximately 20’ setbacks 
along the north, east, and south curbs, as well as a 10’ setback from 
the west property line. The building also complies with the stepback 
required on Main Street, setting back another 15’ at Level 5 and 6 
from the façade below. 

UD-34: Provide both weather 
protection and access to sunlight in 
pedestrian areas using architectural 
elements. 

Along Main Street and 108th Ave SE, the building provides generous 
canopies that extend over the sidewalk, as well as building overhangs 
that protect the building’s residential and public entrances. The 
building stepback above the zoning trigger height as well as the 
building’s modulation helps to provide interest as well as preserve the 
access to sunlight. 

UD-35: Include clearly visible and 
accessible walkways from street 
sidewalks and parking areas to 
building entrances and within and 
between developments as a part of 
site design. 

Through wall sconce lighting and recessed entries along the right of 
ways, and architectural sign walls in the courtyard that wrap the 
language of the canopies to the ground to frame the doorways, the 
building’s public entrances are easily identified from the sidewalk. 

UD-36:  
Reduce the visual impact of parking 
lots, parking structures and service 
docks to public areas using 
architectural design, site design, 
landscaping, screening and 
appropriate lighting.  

Parking is below-grade, and loading and drive aisles are internal to the 
site, with a significant landscaped buffer along the south property 
line.  
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UD-37:  
Minimize paved surfaces within open 
spaces and use permeable surfaces 
where appropriate.  
 

Large planters are integral to the space organization of the plaza, and 
act as psychological and ecological buffers between the residential 
lobby and the sidewalk, and between the private ground floor 
residences and the public plaza or sidewalk. Rainwater from canopies 
follow a pathway designed to release into the planters. 

UD-39:  
Minimize excessive glare from 
reflective building material and 
outdoor lighting into residential 
areas using appropriate site design 
and technology.  
 

Outdoor Lighting will utilize full cut-off fixtures to minimize excessive 
glare to residential neighbors. Building materials are neutral in 
palette, and predominantly minimally reflective in nature (concrete, 
painted fiber cement panel). 

UD-40:  
Employ design guidelines that guide 
the form and placement of large 
buildings to reduce wind impacts on 
public spaces.  

The project utilizes mid-height planters, with trees, to help break up 
wind impacts on the public plaza. Canopies also will help redirect wind 
from the face of the building at the right of way. 
 

UD-41:   
Design context appropriate 
stormwater management facilities 
that reflect the unique character and 
design elements of the 
neighborhood in which the site is 
situated.  

The project is located within the Meydenbauer No-Detention Zone, 
and the original site was previously a fully paved parking lot and 
existing office building. The resulting project will reduce the net 
impervious surface coverage on the lot, including a reduction in the 
amount of pollution-generating impervious surfaces. The stormwater 
management strategy will utilize the landscaped areas and tree 
planting. All stormwater from the site will be discharged via a new 
connection to the 12” public storm main running along the south curb 
line of Main Street. The project is located within the Meydenbauer 
Creek Drainage Basin, and there are no known special basin plans, 
flood studies, environmental impacts studies that would affect the 
project. 

UD-42:  
Use low impact development 
principles early in the site design and 
development process.  
 

The existing site is a previously developed office building and paved 
parking lot that extends the full perimeter of the site. The new 
development will increase the amount to landscaping and planting on 
the site, reduce the amount of impervious paving, and retain most of 
the existing trees along 108th Ave SE. The existing rockery currently 
defining the perimeter of the parking lot will remain in place to 
prevent additional disturbance. 

DOWNTOWN, COMMERCIAL and MIXED-USE DEVELOPMENTS 

UD-44:  
Incorporate the character of the 
surrounding community into the 
architecture, landscaping and site 
design of commercial and mixed use 
centers. 

See response to UD-23 (materials) and UD-26 (landscaping).   
 

UD-45:  
Ensure that perimeter areas of more 
intense developments use site and 
building designs that are compatible 
with and connect to surrounding 
development where appropriate.  
 

At the southern boundary of the property where the mixed use zoning 
transitions to R-30 and existing two and three story multi-family 
projects, the buffer area will be landscaped. At the east boundary 
where the zoning transitions to office, the row of existing street trees 
will be predominantly preserved. The east boundary, which was 
previously a rockery and steep drop off, will consist of ground level 
units with walk-up patios, to encourage pedestrian use and activate 
the sidewalk. 

UD-46:   The site is located 0.3 miles from the future East Main light rail station 
that will be located on 112th Ave SE and Main Street, and develops the 
Main Street multi-use trail connections. 
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Encourage site and building designs 
that support and connect with 
existing or planned transit facilities.  

 

UD-47:   
Mitigate potential impacts to 
surrounding neighborhoods using 
landscaping, greenspace and other 
urban design elements.  

See response to HO-13 and UD-45 for description of provide 
landscape buffers.  
 

UD-48:   
Link increased intensity of 
development with increased 
pedestrian amenities, pedestrian-
oriented building design, through-
block connections, public spaces, 
activities, openness, sunlight and 
view preservation.  

The project contributes to the urban density of downtown, and 
provides a significant development to the right of way along Main 
Street that will connect with the future light rail station. The project 
provides livability to future residents as a multifamily project with a 
variety of unit types, a future retail space, and usable public gathering 
space. The project is located within close proximity to the future light 
rail station, as well as a variety of amenities including restaurants, 
shopping, grocery stores, banks, and a park. 

UD-49:   
Incorporate architectural character, 
landscaping and signs into 
commercial and public centers to 
make them functionally cohesive.  

See response to UD-23 (materials), UD-26 (landscaping), and UD-51 
(signage). 
 
 

UD-50:   
Require buildings be sited at or near 
the public sidewalk as long as the full 
sidewalk potential is not diminished, 
as appropriate.  

The building face meets the public sidewalk along Main Street and 
108th Ave SE. 
 
 

SIGNS and WAYFINDING 

UD-51:   
Ensure sign design and placement is 
compatible with building 
architecture, neighboring 
commercial signs and with the visual 
character of the community.  

Final signage design will be implemented by a signage designer, but 
the architecture of the building provides a signage wall adjacent to 
both the main entrance of the residential lobby and the main 
entrance to the future retail space. The sign wall is intended to be 
cedar-clad, and architecturally integrated with the canopies overhead 
as a vertical extension of the horizontal plane. Both sign walls are 
intended to frame and greet pedestrians as they enter the public 
plaza. 

VEGETATION and LANDSCAPING 

UD-55:   
Exemplify the Pacific Northwest 
character through the use of 
appropriate plants in new 
landscaping. 

The landscape design on this project uses a combination of plants 
native to the Pacific Northwest as well as drought resistant 
ornamental plants that have proven to be adapted and successful in 
the Puget Sound climate.   
 

PUBLIC SPACE 

UD-58:  
Provide a system of public places of 
various sizes and types throughout 
the community with a variety of 
experiences and accommodations.  
 
 

The project widens both existing sidewalks and provides additional 
landscape butter to the current condition. The project provides a 14’ 
wide multi-use trail /sidewalk along Main Street, separated from the 
street by a landscape buffer with trees. The multi-use path is 
connected to the public plaza central to the building design, featuring 
art, seating, landscaping, pedestrian-scaled lighting. Along 108th Ave 
SE, the 8’-0” wide sidewalk is separated from the street by an 
expanded landscaping buffer which protects the existing street trees, 
and connects to the patios of street-level residential units.  
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UD-59:  
Ensure public places give access to 
sunlight, a sense of security, seating, 
landscaping, accessibility and 
connections to surrounding uses and 
activities.  

See response to UD-12. 

UD-60:  
Incorporate weather protected areas 
into major public places.  

Weather protection wraps the corner from the sidewalk of Main 
Street into the public plaza as the street canopies transition to a 
building overhang. 

UD-61:  
Consider the edges of public places 
that abut residential property for 
special design treatment to create a 
buffer that does not interfere with 
security or visual access.  

See response to UD-45. 

SIDEWALKS, WALKWAYS, and TRAILS 

UD-65:  
Ensure that sidewalks, walkways, 
and trails are furnished, where 
needed and appropriate, with 
lighting, seating, landscaping, street 
trees, planter strips, trash 
receptacles, public art, bike racks, 
railings, handicap access, newspaper 
boxes, etc. without interfering with 
pedestrian circulation.  
 

Per coordination with the land use and transportation reviewers, the 
project features a 14’ wide multi-use path along Main Street that is 
clear of obstructions, with a planter strip adjacent. A triangular 
planter will be located at the west end of the property to transition 
the 14’ wide path to the standard sidewalk width utilized by the 
adjacent parcel. On 108th, in order to preserve the existing trees, a 
wider planter strip has been provided, as well as a wider than 
standard 8’-0” sidewalk for adequate circulation.  

STREET CORRIDORS 

UD-73:  
Design enhanced streetscapes at 
designated intersections and key 
entry points into the city and into 
smaller districts. (See Map UD-1)  

N/A 

UD-74:  
Incorporate dramatic and 
imaginative landscape and art 
features when reconstructing streets 
and/or sidewalks at key 
intersections. (See Map UD-1)  

N/A 

 
 

 

VOLUME II –  DOWNTOWN SUBAREA POLICIES (S-DT) 
 
 

 Comprehensive Plan Policies  
Written Narrative Regarding How Each Applicable Policy Has 
Been Met 

DOWNTOWN (SD-T) POLICIES 

POLICY S-DT-1.  
Emphasis shall be placed on 
Downtown livability, with provisions 
made for the needs, activities, and 

The project provides livability to future residents as a multifamily 
project with a variety of unit types, a future retail space, and usable 
public gathering space. The project is located within close proximity to 
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interests of Downtown residents, 
employees, shoppers, and visitors. 

the future light rail station, as well as a variety of amenities including 
restaurants, shopping, grocery stores, banks, and a park. 

POLICY S-DT-3.  
Develop Downtown as an aesthetically 
attractive area. 
 

The project features a clean, modern aesthetic with exposed board-
form concrete and tall glass storefronts at the street level, cedar-clad 
soffits and canopies, and a simple, white volume above the public 
with bold black steel accents and trim.  

POLIY S-DT-16.   
Restrict the location of drive-in and 
drive-through activities within the 
Downtown Subarea. 

N/A 
 
 

POLICY S-DT-38.  
Minimize the adverse impact of 
Downtown development on 
residential neighborhoods with 
consideration of through-traffic, 
views, scale, and land use 
relationships. 

The project takes advantage of the enhanced density and allowable 
height to relate in scale with immediate neighbor to the north, and 
similar-in-scale multi-family projects to the west. The project also 
directs its vehicular traffic to the existing curb cut location on the SE 
corner of the site, away from the busy intersection and Main Street.  
The service and parking access to the site utilizes the existing location 
of the drive aisle to the site, keeping traffic away from the major 
intersection and using the less trafficked of the two corridors. Trash 
and recycling services have been coordinated to occur on-site. 

POLICY S-DT-41. Minimize disruption 
of vehicular flow on auto-bias 
streets. 
 

A traffic study has been complete for the project, indicating minimal 
traffic impact to the adjacent intersection and streets. 

POLICY S-DT-71. Examine additional 
opportunities for on-street parking in 
the [Ashwood] district. 
 

N/A 
 

POLICY S-DT-74:  Encourage ground-
level residential units   on 109th Avenue 
NE, 111th Avenue NE, and NE 11th 
Street. 
 

N/A 



ADMINISTRATIVE DEPARTURE REQUEST FORM 
  

Permit #:   18-105483-LD 
 

Project Name:   Main Street Apartments  
 

Administrative Departure requested for LUC   20.25A.110.A.1  

(insert code section) 

Provide written responses using this form (in Word format) to 1) describe the Departure requested 
and 2) to provide written responses to the Departure Approval Criteria in LUC 20.25A.030.D.  
Provide a separate Administrative Departure Request Form for each Departure requested. 

 
Refer to Land Use Code for complete wording and requirements at: 

https://bellevue.municipal.codes/LUC 

Written Description of Departure Being Requested: 

 

Provide a written narrative below, describing the departure being requested (reason for request, design, 

dimensions, etc.) and how Departure fits into the design of the project as a whole.  Attach diagrams, plans, 

and/or renderings as needed to this Administrative Departure Request Form to adequately describe the 

Departure. 

Response: The City of Bellevue Land Use Code Section 20.25A.110.A.1 requires a 
property owner to install streets trees in accordance with the requirements of ‘Plate 
B.’ Zelkova serrata ‘Green Vase’ is the street tree required to be planted on 108th 
Avenue SE.  The applicant requests an administrative departure to allow for 
retention of the existing significant Liquidambar street trees which line 108th Avenue 
SE and provide a green gateway for people entering the Downtown from the south. 
The proposed Main Street Apartments building has been pulled back from 108th 
Avenue SE to provide a generous 10-foot planter strip so the mature street trees can 
be retained.  

Tree canopy – looking north from 108th Ave SE  
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Administrative Departure From 
Project Name: Main Street Apartments 
Project Permit #: 18-105483-LD 
Page 2 of 3 
 
 

Written Responses to the Departure Decision Criteria in LUC 20.25A.030.D.1.2: 

i. The resulting design will advance a Comprehensive Plan goal or policy objective that is not adequately 

accommodated by a strict application of the Land Use Code; AND 

Response: The preservation of the existing Liquidambar street trees advances the 
following Comprehensive Plan goals and policy objectives: 
 
The preservation of the mature Liquidambar trees will differentiate this streetscape 
from other Downtown District streetscape improvements by preserving a central 
green gateway into the Downtown Subarea (S-DT-56).   
 
The City of Bellevue’s Comprehensive Plan promotes a livable and walkable 
Downtown through many facets, including the preservation of significant older trees 
within the Downtown Subarea (S-DT-110). The preservation of significant trees is 
important near the southeast section of Downtown to transition from single-family 
residential uses to higher residential and commercial uses north of Main Street 
within the Downtown (S-DT-108).  

 

ii. The resulting design will be more consistent with the purpose and intent of the Land Use Code; AND 

Response: The City of Bellevue Land Use Code Section 20.25A.110.4 allows tree 
species to be substituted through an administrative departure and the substitution 
shall be of the same size and canopy spread as the tree species that is being 
replaced.  
 
The existing mature Liquidambar street trees provide an equal or greater canopy 
spread compared to the Zelkova serrata ‘Green Vase’ trees that would otherwise be 
required by the Land Use Code. The purpose and intent of the Land Use Code as it 
pertains to trees is to retain viable trees where possible. The Liquidambar trees 
along 108th Avenue SE were determined viable by the applicant’s arborist, and the 
City of Bellevue Parks and Community Services department agrees with this 
determination. Therefore, the retention of the existing Liquidambar trees will result 
in a design more consistent with the purpose and intent of the Land Use Code.  
 
 



Administrative Departure From 
Project Name: Main Street Apartments 
Project Permit #: 18-105483-LD 
Page 3 of 3 
 
 

iii. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan objective or 

Land Use Code intent; AND 

Response: The retention of the existing liquidambar street trees along 108th Avenue 
NE is the minimum necessary to achieve the Comprehensive Plan objective and Land 
Use Code intent described above.  
iv. Any Administrative Departure criteria required by the specific terms of the Land Use Code have been met; 

OR 

v. The modification is reasonably necessary to implement or ensure consistency with a departure allowed 

through a Development Agreement approved pursuant to subsection D.2 of this section (LUC 

20.25A.030.D.2). 

Response: The specific terms to grant an administrative departure to allow a tree 
species substitution is that the substitution shall be of the same size and canopy 
spread as the tree species that is being replaced. This requirement is met as 
described above.  
 
 
 
 
 
 
 
 
 
 
 

 



ADMINISTRATIVE DEPARTURE REQUEST FORM 
  

Permit #:   18-105483-LD 
 

Project Name:   Main Street Apartments  
 

Administrative Departure requested for LUC   20.25A.090.A.1  

(insert code section) 

Provide written responses using this form (in Word format) to 1) describe the Departure requested 
and 2) to provide written responses to the Departure Approval Criteria in LUC 20.25A.030.D.  
Provide a separate Administrative Departure Request Form for each Departure requested. 

 
Refer to Land Use Code for complete wording and requirements at: 

https://bellevue.municipal.codes/LUC 

Written Description of Departure Being Requested: 

 

Provide a written narrative below, describing the departure being requested (reason for request, design, 

dimensions, etc.) and how Departure fits into the design of the project as a whole.  Attach diagrams, plans, 

and/or renderings as needed to this Administrative Departure Request Form to adequately describe the 

Departure. 

Response: The City of Bellevue Land Use Code Section 20.25A.090.A.1 requires a tree 
pit to be included within the prescribed minimum width of the sidewalk along 108th 
Avenue SE, in accordance with ‘Plate A.’ The applicant requests an administrative 
departure to install a 10-foot wide continuous planter strip instead of the individual 
tree pits to allow for retention of the existing significant Liquidambar street trees 
which line 108th Avenue SE and provide a green gateway for people entering the 
Downtown from the south. The proposed Main Street Apartments building has been 
pulled back from 108th Avenue SE to provide the generous planter strip so the 
mature street trees can be retained.  

 
 

 
 
 

10-foot planter 8-foot sidewalk 
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Administrative Departure From 
Project Name: Main Street Apartments 
Project Permit #: 18-105483-LD 
Page 2 of 3 
 
 

Written Responses to the Departure Decision Criteria in LUC 20.25A.030.D.1.2: 

i. The resulting design will advance a Comprehensive Plan goal or policy objective that is not adequately 

accommodated by a strict application of the Land Use Code; AND 

Response: The preservation of the existing Liquidambar street trees advances the 
following Comprehensive Plan goals and policy objectives: 
 
Policy S-DT-40 Enhance the appearance and function of all types of streets and adjoining sidewalks with 
street trees, landscaping, water features, pedestrian-scaled lighting, street furniture, bicycle parking, paving 
treatments, medians, or other softening and design treatments as appropriate. 

 
Policy S-DT-56. Differentiate Downtown Districts through streetscape improvements such as wayfinding 
elements, gateways, mid-block pedestrian crossings, public art, landscaping and street trees, lighting, and 
street furniture. 

 
S-DT-110. Continue to preserve significant older trees within the Downtown Subarea. 
 
 
 

ii. The resulting design will be more consistent with the purpose and intent of the Land Use Code; AND 

Response: The purpose and intent of the Land Use Code as it pertains to trees is to 
retain viable trees where possible. A continuous 10-foot wide planting strip is 
necessary to retain the viable Liquidambar street trees. Therefore, the installation of 
the 10-foot planting strip along 108th Avenue SE will result in a design more 
consistent with the purpose and intent of the Land Use Code.  
 
 
 
iii. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan objective or 

Land Use Code intent; AND 

Response: The retention of the existing liquidambar street trees along 108th Avenue 
NE is the minimum necessary to achieve the Comprehensive Plan objective and Land 
Use Code intent described above.  
 
 
 
 
 



Administrative Departure From 
Project Name: Main Street Apartments 
Project Permit #: 18-105483-LD 
Page 3 of 3 
 
 

iv. Any Administrative Departure criteria required by the specific terms of the Land Use Code have been met; 

OR 

v. The modification is reasonably necessary to implement or ensure consistency with a departure allowed 

through a Development Agreement approved pursuant to subsection D.2 of this section (LUC 

20.25A.030.D.2). 

Response: The specific terms to grant an administrative departure to allow a 
planting strip rather than a tree pit are met as described above.  

 



ADMINISTRATIVE DEPARTURE REQUEST FORM 
  

Permit #:   18-105483-LD 
 

Project Name:   Main Street Apartments  
 

Administrative Departure requested for LUC   20.25A.080.F.2  

(insert code section) 

Provide written responses using this form (in Word format) to 1) describe the Departure requested 
and 2) to provide written responses to the Departure Approval Criteria in LUC 20.25A.030.D.  
Provide a separate Administrative Departure Request Form for each Departure requested. 

 
Refer to Land Use Code for complete wording and requirements at: 

https://bellevue.municipal.codes/LUC 

Written Description of Departure Being Requested: 

 

Provide a written narrative below, describing the departure being requested (reason for request, design, 

dimensions, etc.) and how Departure fits into the design of the project as a whole.  Attach diagrams, plans, 

and/or renderings as needed to this Administrative Departure Request Form to adequately describe the 

Departure. 

Response: The City of Bellevue Land Use Code Section 20.25A.080.F.2 allows up to 
65% of the required parking stalls in the downtown to be for compact cars through 
an administrative departure. The resulting dimension of a compact stall is 7’6” stall 
width, with a bay width equal to 36’9” for portions of the garage with a single-
loaded aisle, and 51’6” for portions of the garage with double-loaded aisles. The 
applicant is proposing 83 stalls, or 57% to be designated for compact cars. The 
applicant is choosing to provide flexibility in parking choices to their future tenants, 
and as a result, the project can provide a higher number of overall parking spaces.  
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Administrative Departure From 
Project Name: Main Street Apartments 
Project Permit #: 18-105483-LD 
Page 2 of 3 
 
 

Written Responses to the Departure Decision Criteria in LUC 20.25A.030.D.1.2: 

i. The resulting design will advance a Comprehensive Plan goal or policy objective that is not adequately 

accommodated by a strict application of the Land Use Code; AND 

Response: The City of Bellevue’s Comprehensive plan promotes downtown livability 
through provisions made for the needs and interests of Downtown residents, 
employees, shoppers, and visitors. The parking specifications for the Main Street 
Apartments are specific to the intended user.  The applicant has identified compact 
parking stalls as a provision to accommodate future tenants and building guests 
arriving in compact cars. (Policy S-DT-1 and Policy S-DT-149).  

 

 

 

 

 

 
 

 

 

ii. The resulting design will be more consistent with the purpose and intent of the Land Use Code; AND 

Response: The City of Bellevue Land Use Code Section 20.25A.080.F.2 allows up to 
65% of the required parking stalls in the downtown to be for compact cars through 
an administrative departure. The applicant is proposing 83 stalls, or 57% to be 
designated for compact cars. Elsewhere in the City of Bellevue Land Use Code 
compact parking is allowed outright. The applicant is choosing to provide flexibility 
in parking choices to their future tenants, and as a result, the project can provide a 
greater number of overall parking spaces.  
 
 
iii. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan objective or 

Land Use Code intent; AND 

Response: The City of Bellevue Land Use Code Section 20.25A.080.F.2 allows up to 
65% of the required parking stalls in the downtown to be for compact cars and the 
applicant is proposing 83 stalls, or 57% to be designated for compact cars. The 57% 
compact stalls proposed is the minimum necessary to achieve the Comprehensive 
Plan objective and Land Use Code intent described above.  
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iv. Any Administrative Departure criteria required by the specific terms of the Land Use Code have been met; 

OR 

v. The modification is reasonably necessary to implement or ensure consistency with a departure allowed 

through a Development Agreement approved pursuant to subsection D.2 of this section (LUC 

20.25A.030.D.2). 

Response: The specific terms to grant an administrative departure to allow 83 stalls, 
or 57% of the stalls to be designated for compact cars have been met as described 
above.  
 
 
 
 
 
 
 
 
 
 
 

 



5/6/2019

0.3
Enter sq. ft. 

of project 

limit 

41,268 0.314

12,380

Factor Total

A Landscape Elements
Enter sq. ft. or volume (if soil cells).

1050 1.2 1260.0

Enter volume.

0.2 0.0

Enter sq. ft.

1845 0.1 184.5

Enter sq. ft.

7816 0.6 4689.6

Enter inches d.b.h.

79 1580 1.0 1580.0

Enter inches d.b.h.

14 280 0.1 28.0

Enter number of shrubs.

500 6000 0.4 2400.0

Enter number of trees.

0 0.3 0.0

Enter number of trees.

5 1150 0.3 345.0

Enter number of trees.

0 0.4 0.0

B Green Roofs
Enter sq. ft.

0.4 0.0

Preservation of Existing Trees.  Existing trees proposed for preservation shall 

be calculated at 20 sq. ft. per inch d.b.h.  Trees must have a minimum 

diameter of 6 inches at d.b.h.  Existing street trees proposed for preservation 

shall be approved by the Director. 

Shrubs or Large Perennials.  Shrubs or large perennials that are taller than 2 

feet at maturity shall be calculated at 12 sq. ft. per plant.

Small Trees.  Small trees shall be calculated at 90 sq. ft. per tree. Consult the 

Green and Sustainability Factor Tree List for size classification of trees.

Medium Trees.  Medium trees shall be calculated at 230 sq. ft. per tree.  

Consult the Green and Sustainability Factor Tree List for size classification of 

trees.

Large Trees.  Large trees shall be calculated at 360 sq. ft. per tree. Consult the 

Green and Sustainability Factor Tree List for size classification of trees.

Green Roof, two to four Inches of Growth Medium. Roof area planted with at 

least 2 inches of growth medium, but less than 4 inches of growth medium.

Preservation of Existing Evergreen Trees Bonus.  Existing evergreen trees 

proposed for this bonus shall be calculated at 20 sq. ft. per inch d.b.h. and 

shall have a minimum diameter of 6 inches at d.b.h.

6

10

1

9

8

GREEN AND SUSTAINABILITY FACTOR WORKSHEET
Note: For DT-Small Sites Use Green and Sustainability Factor Small Sites Worksheet

MINIMUM REQUIRED SCORE Bellevue Land Use Code 20.25A.120

PROJECT LIMIT  

Total Factor points needed based on Project Limit  

1

2 Structural Soil Systems.  The volume of structural soil systems shall be 

calculated in cubic feet.  The volume of the facility shall be calculated using 3 

feet of depth or the depth of the facilty, whichever is less.

3 Landscaped Areas with Soil Depth Less Than 24 Inches. Landscaped areas can 

include green roofs and green wall systems (C2).

4
Landscaped Areas with Soil Depth of 24 Inches or More. Landscaped areas 

can include green roofs and green wall systems (C2).

(These must comply with Bellevue Storm and Surface Water Engineering Standards.)

Bioretention Facilities and/or Soil Cells.  Bioretention facilities shall be 

calculated in horizontal square feet.  Soil cell systems shall be calculated in 

cubic feet.  The volume of the soil cell system shall be calculated using 3 feet 

of depth or the depth of the facility, whichever is less. Green roofs do not 

qualify as bioretention facilities.

5

Project:

SCORE

7

Green and Sustainability Factor Worksheet Page 1 of 2 Bellevue Land Use Code Reference: 20.25A.120

Attachment D

https://utilities.bellevuewa.gov/utilities-projects-plans-standards/utilities-codes-and-standards
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0.3

GREEN AND SUSTAINABILITY FACTOR WORKSHEET
Note: For DT-Small Sites Use Green and Sustainability Factor Small Sites Worksheet

MINIMUM REQUIRED SCORE Bellevue Land Use Code 20.25A.120

Project:
Enter sq. ft.

1845 0.7 1291.5

C Green Walls
Enter sq. ft.

0.2 0.0

Enter sq. ft.

0.7 0.0

D Landscape Bonuses
Enter sq. ft.

0.2 0.0

Enter sq. ft.

3500 0.1 350.0

Enter sq. ft.

7816 0.1 781.6

Enter total projected gallons harvested.

0 0.2 0.0

Enter total  gallons.

1

E Permeable Paving
Enter sq. ft.

0.2 0.0

Enter sq. ft.

0.5 0.0

F Publicly Accessible Bicycle Parking
Enter total bike spaces.

4 36 1.0 36.0

Enter total bike lockers.

0 1.0 0.0

Permeable Paving, Over 6 to 24 Inches of Soil or Gravel.  Permeable 

pavement or pavers over at least 6 inches but not more than 24 inches of soil 

or gravel.

Green Wall System. Façade or structural surface planted with a green wall 

system. A year-round irrigation and maintenance plan shall be provided.

Vegetated Wall. Façade or structural surface obscured by vines. Vine 

coverage shall be calculated with an estimate of 3 years' growth. A year-

round irrigation and maintenance plan shall be provided.

Green Roof, At Least 4 Inches of Growth Medium. Roof area planted with at 

least 4 inches of growth medium.

2

3 Landscape Areas at Sidewalk Grade. 

Food Cultivation.  Landscaped areas for food cultivation.1

If using Rainwater Harvesting, enter total annual irrigation budget for 

development (if not utilyzing - enter '1' into field). 

4

2

2

Bicycle Racks. Bicycle racks in publicly accessible locations shall be calculated 

at 9 sq. ft. per bike locking space and shall be visible from sidewalk or public 

area. 

Bicycle Lockers. Bicycle lockers in publicly accessible locations shall be 

calculated at 12 sq. ft. per locker, and shall be visible from public areas and 

open for public use.

Rainwater Harvesting. Rainwater harvesting for landscape irrigation shall be 

calculated as a percentage of total water budget times total landscape area.

1

2

1

1

2

Permeable Paving, Over More than 24 Inches of Soil or Gravel. Permeable 

pavement or pavers over more than 24 inches of soil or gravel.

Native or Drought-Tolerant Landscaping. Landscaped areas planted with 

native or drought-tolerant plants. 

Green and Sustainability Factor Worksheet Page 2 of 2 Bellevue Land Use Code Reference: 20.25A.120
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TAX ASSESSOR'S PARCEL NUMBER
322505-9027

LEGAL DESCRIPTION - PARCEL A

THAT PORTION OF THE NORTHEAST QUARTER OF THE NORTHEAST 
QUARTER OF THE SOUTHWEST QUARTER OF SECTION 32, TOWNSHIP 
25 NORTH, RANGE 5 EAST, WILLAMETTE MERIDIAN, IN KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHEAST CORNER OF SAID SUBDIVISION;
THENCE SOUTH 00° 07' 16" EAST, 30.00 FEET ALONG THE EAST LINE 
OF SAID SUBDIVISION;
THENCE NORTH 88° 30' 01" WEST, 30.01 FEET TO THE TRUE POINT OF 
BEGINNING;
THENCE NORTH 88° 30' 01" WEST, 200.00 FEET TO THE NORTHEAST 
CORNER OF THE PREMISES CONVEYED TO  G.W. WOMACK BY DEED 
RECORDED UNDER RECORDING NO. 3290108;
THENCE SOUTH 00° 07' 16" EAST, 146.83 FEET TO THE NORTHWEST 
CORNER OF THE PREMISES CONVEYED TO A.E. KNOKE, ET UX BY 
DEED RECORDED UNDER RECORDING NO. 3529667;
THENCE SOUTH 88° 37' 12" EAST ALONG THE NORTH LINE OF SAID 
KNOKE PREMISES, 200.00 FEET TO A POINT WHICH LIES SOUTH 00° 07' 
16" EAST, 146.42 FEET FROM THE TRUE POINT OF BEGINNING;
THENCE NORTH 00° 07' 16" WEST, 146.42 FEET TO THE TRUE POINT OF 
BEGINNING;

EXCEPT THAT PORTION GRANTED AND DEDICATED TO THE CITY OF 
BELLEVUE FOR STREET PURPOSES BY DEED RECORDED UNDER 
RECORDING NO. 5797453.

SITE

DEVELOPER

PASTAKIA + ASSOCIATES
94 PIKE ST. #36
SEATTLE, WA 98101
CONTACT: TEJAL PASTAKIA
206-669-6023
TEJALP@PASTAKIALLC.COM

ARCHITECT

ENCORE ARCHITECTS, PLLC
1402 3RD AVENUE, SUITE 1000
SEATTLE, WA 98101
CONTACT: JEN CHO, AIA
206-321-9876
JENC@ENCOREARCHITECTS.COM

CIVIL ENGINEER

DAVIDO CONSULTING GROUP (DCG)
15029 BOTHELL WAY NE #600
LAKE FOREST PARK, WA 98155
CONTACT: TIM GABELEIN
360-929-4224
TIM@DCGENGR.COM

SHORING CONSULTANT

CT ENGINEERING
180 NICKERSON ST #302
SEATTLE, WA 98109
CONTACT: CRAIG ROBERTS
206-523-0024 x121
CROBERTS@CTENGINEERING.COM

LANDSCAPE ARCHITECT

WEISMAN DESIGN GROUP INC, PS
2329 E MADISON ST
SEATTLE, WA 98112
CONTACT: ANDY RASMUSSEN
206-322-1732
ANDY@WDGINC.COM

INTERIOR DESIGNER

VIDA DESIGN
107 SE WASHINGTON ST
PORTLAND, OR 97214
CONTACT: ALISHA HANCOCK
503-208-2530
AHANCOCK@VIDA-DESIGN.NET

ENVELOPE CONSULTANT

BEE CONSULTING
170 W DAYTON ST #206
EDMONDS, WA 98020
CONTACT: JAMES FREELING
206-920-1090
JIM@BEE-ENGINEERS.COM

STRUCTURAL ENGINEER

BYKONEN, CARTER, QUINN
820 JOHN ST
SEATTLE, WA 98109
CONTACT: NICK CARTER
206-264-7784 x 203
NVC@BCQ-SE.COM

TRAFFIC ENGINEER

TRANSPOGROUP
12131 113TH AVE NE #203
KIRKLAND, WA 98034
CONTACT: MIKE SWENSON
425-896-5208
MIKE.SWENSON@TRANSPOGROUP.COM

MEP CONSULTANT

GLUMAC
1601 5TH AVE SUITE 2210
SEATTLE, WA 98101
CONTACT: MAX WILSON
206-262-1010
MWILSON@GLUMAC.COM

LEED CONSULANT

O'BRIEN & COMPANY
710 2ND AVE #925
SEATTLE, WA 98104
CONTACT: CHRIS EDLIN
206-621-8626 x119
CHRIS@OBRIENANDCO.COM

360 ANALYTICS
CONTACT: LUKAS HOVEE
206-557-4732
LUKAS@360-ANALYTICS.COM

ACOUSTICAL CONSULTANT

A3 ACOUSTICS, LLP 
241 S LANDER ST
SEATTLE, WA 98134
CONTACT: MOHAMED AIT ALLAOUA
206-551-5280
MOHAMED@A3ACOUSTICS.COM

ACCESSIBILITY CONSULTANT

STUDIO PACIFICA LTD DBA
2144 WESTLAKE AVE N #F
SEATTLE, WA 98109
CONTACT: KAREN L. BRAITMAYER
206-292-9799
KAREN@BRAITMAYER.COM

SMOKE CONTROL CONSULTANT

ALLEN ENGINEERING, PLLC
4412 SHELBY ROAD
LYNNWOOD, WA 98087
CONTACT: TRAVIS ALLEN
425-954-2050
TRAVIS@ALLENFPE.COM

BELLEVUE 
DOWNTOWN PARK

MAIN STREET
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LEGAL DESCRIPTION - PARCEL B

COMMENCING AT THE NORTHEAST CORNER OF THE NORTHEAST QUARTER 
OF THE NORTHEAST QUARTER OF THE SOUTHWEST QUARTER OF SECTION 
32, TOWNSHIP 25 NORTH, RANGE 5 EAST, WILLAMETTE MERIDIAN, IN KING 
COUNTY, WASHINGTON;
THENCE SOUTH 176.42 FEET;
THENCE WEST 30 FEET TO THE TRUE POINT OF BEGINNING;
THENCE SOUTH 60 FEET;
THENCE WEST 200 FEET;
THENCE NORTH 60 FEET;
THENCE EAST 200 FEET TO THE TRUE POINT OF BEGINNING.

DEFERRED PERMIT SUBMITTALS
1. MECHANICAL PLANS AND PERMIT APPLICATION AS 

REQUIRED BY JURISDICTION.
2. PLUMBING PLANS, FIXTURE COUNT AND PERMIT 

APPLICATION AS REQUIRED BY JURISDICTION
3. ELECTRICAL PLANS AND PERMIT  APPLICATION AS 

REQUIRED BY JURISDICTION
4. FIRE SPRINKLER PLANS AND PERMIT APPLICATION AS 

REQUIRED BY JURISDICTION
5. FIRE ALARM PLANS AND PERMIT APPLICATION AS 

REQUIRED BY JURISDICTION
6. ROOF TRUSSES PLANS AND PERMIT APPLICATION AS 

REQUIRED BY JURISDICTION
7. BOLT ON BALCONIES PLANS AND PERMIT APPLICATION AS 

REQUIRED BY JURISDICTION
8. STEEL STAIR
9. PRE-FABRICATION WOOD TRUSSES
10. CANOPIES
11. CONCRETE MIX DESIGNS
12. DESIGN DRAWINGS FOR HOLD-DOWN SYSTEMS AT WOOD 

FRAMED SHEAR WALLS
13. DESIGN DRAWINGS FOR ATTACHMENT OF MECHANICAL 

AND ELECTRICAL COMPONENTS TO THE STRUCTURE
14. F & T RATINGS FOR HORIZONTAL AND VERTICAL BUILDING 

ASSEMBLY PENETRATIONS.
15. PEDESTRIAN PROTECTION PLAN. 
16. STANDPIPE SYSTEM
17. EMERGENCY RESPONDER RADIO SYSTEM
18. UNDERGROUND FIRE MAIN
19. GUARDRAIL SYSTEMS

GEOTECHNICAL ENGINEER

PANGEO, INCORPORATED
3213 EASTLAKE AVE E #B
SEATTLE, WA 98102
CONTACT: SIEW L. TAN
206-262-0370
STAN@PANEGOINC.COM

GENERAL NOTES

1. DO NOT SCALE DRAWINGS.  WRITTEN DIMENSIONS TAKE 
PRECEDENCE.

2. HORIZONTAL DIMENSIONS SHOWN INDICATE FACE OF (F.O.) 
CONCRETE, F.O. STUD, CENTERLINE OF COLUMN GRIDLINE, 
UNLESS OTHERWISE NOTED.  VERTICAL DIMENSIONS 
INDICATE TOP OF (T.O.) SLAB, T.O. SUBFLOOR, UNLESS 
OTHERWISE NOTED.

3. INFORMATION REGARDING EXISTING CONDITIONS USED TO 
PREPARE THESE DRAWINGS HAS BEEN PROVIDED BY 
OTHERS.  CONTRACTOR TO FIELD VERIFY EXISTING 
CONDITIONS PRIOR TO COMMENCING CONSTRUCTION.  
PROVIDE WRITTEN NOTIFICATION TO THE ARCHITECT OF 
ANY DISCREPANCIES BETWEEN EXISTING CONDITIONS AND 
THE DRAWINGS.  THE ARCHITECT WILL ISSUE A WRITTEN 
DIRECTIVE IF FURTHER CLARIFICATION IS REQUIRED.

4. CONTRACTOR TO FIELD VERIFY ALL DIMENSIONS, DATUM, 
LEVELS AND CONDITIONS PERTAINING TO THE WORK PRIOR 
TO COMMENCING CONSTRUCTION. PROVIDE WRITTEN 
NOTIFICATION TO THE ARCHITECT OF ANY DISCREPANCIES 
WITH THE DOCUMENTS.  THE ARCHITECT WILL ISSUE  A 
WRITTEN DIRECTIVE IF FURTHER CLARIFICATION IS 
REQUIRED.

5. THESE DRAWINGS ARE THE EXCLUSIVE PROPERTY OF 
ENCORE ARCHITECTS, INC. AND HAVE BEEN PREPARED FOR 
USE IN THE EXECUTION OF THE ENCLOSED PROJECT. USE 
OR REPRODUCTION FOR ANY OTHER PURPOSE WITHOUT 
THE WRITTEN PERMISSION OF ENCORE ARCHITECTS, INC. IS 
PROHIBITED.

6. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO 
ENSURE COMPLIANCE AND CONFORMANCE WITH THE 
VARIOUS PROVISIONS WITHIN APPLICABLE ORDINANCES 
AND CODES FOR ALL OF THE WORK.  THE FOLLOWING LIST 
OF CODES AND ORDINANCES IS FOR REFERENCE ONLY AND 
IS NOT INTENDED TO BE EXHAUSTIVE OR COMPLETE.

A. ZONING/MUNICIPAL: BELLEVUE LAND USE CODE
B. BUILDING AND STRUCTURAL: 2015 IBC W/ WA STATE 

AMENDMENTS ( WAC 50-51) AND BELLEVUE 
AMENDMENTS

C. ENERGY: 2015 WSEC
D. ACCESSIBILITY: 2009 ICC/ANSI A117.1 AND 2010 ADA 

STANDARDS AND FAIR HOUSING ACT DESIGN MANUAL, 
AND SECTIONS 233 AND 809 OF ADA STANDARDS.

E. FIRE: 2015 IFC W/ BELLEVUE AMENDMENTS
F. SPRINKLER SYSTEMS: NFPA 13
G. ELECTRICAL: 2014 NEC AND 2014 WASHINGTON CITIES 

ELECTRICAL CODE
H. PLUMBING: 2015 UPC W/ BELLEVUE AMENDMENTS
I. MECHANICAL: 2015 IMC W/ BELLEVUE AMENDMENTS.
J. AIR COND. & VENTING: WAC 51-13, NFPA 90A
K. ENVIRONMENT: WAC 197-11 (SEPA)
L. STORM WATER: LATEST KCSWDM

7. SEE G2 SHEETS FOR GENERAL ZONING CODE COMPLIANCE 
INFORMATION AND DIAGRAMS.

8. SEE G3 SHEETS FOR GENERAL BUILDING CODE 
COMPLIANCE INFORMATION AND DIAGRAMS.

9. SEE G4 SHEETS FOR GENERAL ENERGY CODE COMPLIANCE 
INFORMATION AND DIAGRAMS.

10. SAFETY:  CONTRACTOR SHALL BE RESPONSIBLE FOR ALL 
REQUIRED SAFETY PRECAUTIONS AND THE METHODS, 
TECHNIQUES, SEQUENCES, OR PROCEDURES REQUIRED TO 
PERFORM THE WORK.

11. CHANGES:  CONTRACTOR INITIATED CHANGES SHALL BE 
SUBMITTED IN WRITING TO THE ARCHITECT AND 
STRUCTURAL ENGINEER FOR APPROVAL PRIOR TO 
FABRICATION OR CONSTRUCTION. CHANGES SHOWN ON 
SHOP DRAWINGS ONLY WILL NOT SATISFY THIS 
REQUIREMENT.

12. PROJECT DRAWINGS INDICATE GENERAL CONFIGURATION 
OF CONSTRUCTION.  WHERE CONDITIONS REQUIRE 
SPECIFIC DETAIL INFORMATION NOT INCLUDED WITH THESE 
DRAWINGS, IT IS THE CONTRACTOR'S RESPONSIBILITY TO 
CONFIRM INTENT WITH THE ARCHITECT BEFORE 
PROCEEDING WITH CONSTRUCTION.

1. THE FIRE ALARM NOTIFICATION IN SLEEPING ROOMS SHALL 
MEET THE 520 HZ REQUIREMENT AS NOTED IN NFPA 72 
SECTION 18.4.5.3

2. PROVIDE AN IN-BUILDING RADIO SYSTEM (FE PERMIT) AND 
FIRE UNDERGROUND (FD PERMIT) FOR THE FIRE LINE FROM 
EITHER THE DCVA VAULT TO THE BUILDING OR 5 FEET 
OUTSIDE THE BUILDING (IF THE DCVA IS LOCATED INSIDE 
THE BUILDING.)

3. EMERGENCY POWER:  2ND LINE OF SERVICE WILL BE 
REQUIRED FOR EMERGENCY POWER.

4. PRESSURIZATION:  STAIRS: YES,  ELEVATOR: NO

5. SMOKE CONTROL: A SMOKE CONTROL PERMIT WILL BE 
REQUIRED.

6. PER IBC 714.3.1.2 THROUGH PENETRATIONS OF FIRE-
RESISTANCE-RATED WALLS SHALL BE PROTECTED BY AN 
APPROVED PENETRATION FIRESTOP SYSTEM INSTALLED AS 
TESTED IN ACCORDANCE WITH ASTM E 814 OR UL 1479, 
WITH A MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 
0.01 INCH (2.49 PA) OF WATER AND SHALL HAVE AN F RATING 
OF NOT LESS THAN THE REQUIRED FIRE-RESISTANCE 
RATING OF THE WALL PENETRATED.

7. PER IBC 714.4.1.1.2 THROUGH PENETRATIONS OF FIRE-
RESISTANCE-RATED HORIZONTAL ASSEMBLIES SHALL BE 
PROTECTED BY AN APPROVED THROUGH-PENETRATION 
FIRESTOP SYSTEM INSTALLED AND TESTED IN 
ACCORDANCE WITH ASTM E 814 OR UL 1479, WITH A 
MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH 
OF WATER (2.49 PA). THE SYSTEM SHALL HAVE AN F 
RATING/T RATING OF NOT LESS THAN 1 HOUR BUT NOT LESS 
THAN THE REQUIRED RATING OF THE FLOOR PENETRATED.

EXCEPTIONS: 
8. FLOOR PENETRATIONS CONTAINED AND LOCATED WITHIN 

THE CAVITY OF A WALL ABOVE THE FLOOR OR BELOW THE 
FLOOR DO NOT REQUIRE A T RATING.

9. FLOOR PENETRATIONS BY FLOOR DRAINS, TUB DRAINS OR 
SHOWER DRAINS CONTAINED AND LOCATED WITHIN THE 
CONCEALED SPACE OF A HORIZONTAL ASSEMBLY DO NOT 
REQUIRE A T RATING.

10. PER COB IBC AMENDMENT 503.1.4 EXC 1 A FIRE ALARM PER 
IBC 907.5 SHALL BE PROVIDED IN THE AREA OF THE 
OCCUPIED ROOF.

11. SHAFT PRESSURIZATION EQUIPMENT, CONTROL WIRING, 
POWER WIRING, AND DUCTWORK FOR STAIRS MUST BE 
SEPARATED FROM THE REMAINDER OF THE BUILDING AND 
OTHER EQUIPMENT WITH A 2-HOUR FIRE BARRIER PER IBC 
909.20.6.1, AS AMENDED IN IBC 23.10.909.21.

12. PER IFC 3308.8.2 CONSTRUCTION MITIGATIONS FOR WOOD 
FRAME BUILDINGS EXCEEDING 80,000 SF WHEN EXPOSURES 
EXIST WITHIN 60’ OF A BUILDING UNDER CONSTRUCTION. 
THE EXTERIOR WALL OF THE BUILDING UNDER 
CONSTRUCTION SHALL BE COVERED WITH 5/8-INCH 
GYPSUM SHEATHING TO INCLUDE WINDOWS, DOORS OR 
OTHER OPENINGS UNTIL INTERIOR FRAMING MEMBERS 
HAVE BEEN COVERED WITH GYPSUM BOARD OR THEIR 
FINISH MATERIALS. FOR THE PURPOSE OF MEASURING 
TOTAL SQUARE FOOTAGE OF WOOD FRAMING, ANY 
ADJACENT ON-GOING WOOD FRAME CONSTRUCTION IS 
CONSIDERED TO BE WITHIN THE PROJECT WHEN ADJACENT 
STRUCTURES ARE SEPARATED BY LESS THAN SIXTY (60) 
FEET OF OPEN AIR. EXCEPTION:  A MITIGATION PLAN 
DEVELOPED BY A WASHINGTON STATE LICENSED FIRE 
PROTECTION ENGINEER. THE MITIGATION PLAN MAY RELY 
ON TEMPORARY, PERMANENT AND/OR ACTIVE MEASURES.

13. 

13. ALL STRUCTURAL SYSTEMS (SUCH AS TRUSSES) WHICH 
ARE TO BE COMPOSED OF COMPONENTS TO BE FIELD 
ERECTED SHALL BE SUPERVISED BY THE SUPPLIER DURING 
MANUFACTURING, DELIVERY, HANDLING, STORAGE, AND 
ERECTION IN ACCORDANCE WITH INSTRUCTIONS 
PREPARED BY THE SUPPLIER.

14. ALL CONTRACT DOCUMENTS PERTAINING TO THIS PROJECT 
ARE TO BE CONSIDERED AND INTERPRETED FOR BIDDING 
AND CONSTRUCTION PURPOSES AS A COMPLETE WHOLE.  
NO PART OF THE CONTRACT DOCUMENTS SHALL BE 
DISTRIBUTED, CONSIDERED, OR USED IN ANY WAY 
INDEPENDENT OF THE COMPLETE SET OF DOCUMENTS.

15. BIDDER DESIGN SYSTEM, FIRE PROTECTION & ALARM 
SYSTEM TO BE BIDDER DESIGNED. SUB-CONTRACTORS 
DESIGNATED TO ACCOMPLISH BIDDER DESIGN WILL BE 
RESPONSIBLE FOR THE PREPARATION OF DRAWINGS AND 
APPLICATIONS FOR APPROPRIATE REQUIRED PERMITS (SEE 
APPLICABLE CODES LIST).  

16. IN ROOMS NOT PROVIDED WITH AN OPERABLE WINDOW OF 
1.5 SQ.FT. IN AREA OR GREATER, A MECHANICAL 
VENTILATION SYSTEM, CAPABLE OF PROVIDING 5 AIR 
CHANGES PER HOUR, SHALL BE PROVIDED.

17. EXHAUST FANS:  EXHAUST FANS VENTED TO THE EXTERIOR 
ARE REQUIRED IN ALL  THE FOLLOWING LOCATIONS: 
BATHROOMS, POWDER ROOMS, LAUNDRY ROOMS, AND  
KITCHENS.  VENTING TO BE INSTALLED IN ACCORDANCE TO 
IMC

18. TILE FOR SHOWERS TO BE 6' MIN. ABOVE DRAIN INLET WITH 
WATER RESISTANT  BACKING. (IBC SEC. 1210.3)

19. PROVIDE SEMI-RECESSED FIRE EXTINGUISHER CABINETS 
TO BE LOCATED PER CODE & FIRE MARSHALL APPROVAL.

20. APPLICATION AND INSTALLATION OF INSULATION AND 
VAPOR BARRIERS SHALL COMPLY WITH CURRENT 
WASHINGTON STATE THERMAL INSULATION STANDARDS.

21. SAFETY GLAZING SHALL BE INSTALLED IN AREAS SUBJECT 
TO HUMAN IMPACT ACCORDING TO IBC SECTION 2406 :
1. GLAZING IN SWINGING DOORS
2. GLAZING IN FIXED OR SLIDING PANELS OF SLIDING DOOR 

ASSEMBLIES AND PANELS IN SLIDING AND BIFOLD 
CLOSET DOOR ASSEMBLIES.

3. GLAZING IN ALL UNFRAMED SWINGING DOORS.
4. GLAZING IN DOORS AND ENCLOSURES FOR SHOWERS. 

GLAZING IN ANY PORTION OF A BUILDING WALL 
ENCLOSING THESE COMPARTMENTS WHERE THE 
BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 
60 INCHES MEASURED VERTICALLY ABOVE ANY 
STANDING OR WALKING SURFACE.

5. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL 
ADJACENT TO A DOOR WHERE THE NEAREST EXPOSED 
EDGE OF THE GLAZING IS WITHIN A 24 INCH ARC OF 
EITHER VERTICAL EDGE OF THE DOOR  IN A CLOSED 
POSITION AND WHERE THE BOTTOM EXPOSED EDGE OF 
THE GLAZING IS LESS THAN 60 INCHES ABOVE THE 
WALKING SURFACE.

6. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL, 
OTHER THAN THOSE LOCATIONS DESCRIBED IN ITEMS 5 
AND ABOVE THAT MEETS ALL OF THE FOLLOWING 
CONDITIONS:
1. EXPOSED AREA OF AN INDIVIDUAL PANE GREATER 

THAN 9 SQUARE FEET.
2. BOTTOM EDGE LESS THAN 18 INCHES ABOVE THE 

FLOOR. 
3. TOP EDGE GREATER THAN 36 INCHES ABOVE THE 

FLOOR. 
4. ONE OR MORE WALKING SURFACES WITHIN 36 

INCHES HORIZONTALLY OF THE PLANE OF GLAZING.
7. GLAZING IN GUARDS AND RAILINGS, INCLUDING 

STRUCTURAL BALUSTER PANELS AND NONSTRUCTURAL 
IN-FILL PANELS, REGARDLESS OF AREA OR HEIGHT 
ABOVE A WALKING SURFACE.

8. GLAZING ADJACENT TO STAIRWAYS, LANDINGS AND 
RAMPS WITHIN 36 INCHES HORIZONTALLY OF A WALKING 
SURFACE; WHEN THE EXPOSED SURFACE OF THE GLASS 
IS LESS THAN 60 INCHES ABOVE THE PLANE OF THE 
ADJACENT WALKING SURFACE.

9. GLAZING ADJACENT TO STAIRWAYS WITHIN 60 INCHES 
HORIZONTALLY OF THE BOTTOM TREAD OF A STAIRWAY 
IN ANY DIRECTION WHEN THE EXPOSED SURFACE OF 
THE GLASS IS LESS THAN  60 INCHES ABOVE THE NOSE 
OF THE TREAD.

22. ALL INSULATION MATERIALS, INCLUDING FACINGS, SHALL 
HAVE A FLAME SPREAD RATING NOT TO EXCEED 25 AND A 
SMOKE DENSITY NOT TO EXCEED 450 WHEN TESTED IN 
ACCORDANCE WITH ASTM E 84. (IBC SEC. 719)

23. PROVIDE FLASHING AS STATED IN SPECIFICATIONS AT ALL 
ROOF/WALL INTERSECTIONS, ROOF/CHIMNEY 
INTERSECTIONS, AND ROOF CURBS.  PROVIDE SAID 
FLASHING AT ALL HORIZONTAL INTERRUPTIONS OF SIDING 
FINISHES. FLASHING AND WATERPROOFING/ DAMP-
PROOFING AS SHOWN IN THE WATERPROOFING DRAWINGS 
SUPERSEDE THAT SHOWN IN THE ARCHITECTURAL 
DRAWINGS.

24. ALL EXTERIOR WALL GLAZING SHALL BE MINIMUM DOUBLE-
GLAZED AND COMPLY  WITH THE WASHINGTON STATE 
ENERGY CODE REQUIREMENTS.

25. FIREBLOCKING AND DRAFT STOPPING SHALL BE INSTALLED 
IN COMBUSTIBLE LOCATIONS IN ACCORDANCE WITH IBC 
SECTION 717. FIREBLOCKING SHALL COMPLY WITH SECTION 
717.2.  DRAFTSTOPPING IN FLOOR/CEILING SPACES AND 
ATTIC SPACES SHALL COMPLY WITH SECTION 718.3 AND 
718.4, RESPECTIVELY. 

26. GUARDRAILS SHALL BE PLACED AT ALL UN-ENCLOSED 
FLOOR AND ROOF OPENINGS, LANDING RAMPS, BALCONIES, 
DECKS OR PORCHES WHICH ARE MORE THAN 30" ABOVE 
FINISHED GRADE OR FLOOR BELOW.  TOPS OF GUARDRAILS 
SHALL NOT BE  LESS THAN 42" IN HEIGHT.  OPEN 
GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR 
ORNAMENTAL PATTERNING WHICH WILL NOT ALLOW THE 
PASSAGE OF A 4" SPHERE. (IBC SEC. 1012-HANDRAILS & 1013 
GUARDS)

27. HANDRAILS SHALL BE PROVIDED AT EVERY STAIRWAY AND 
RAMP.  TOPS OF  HANDRAILS SHALL BE PLACED NOT LESS 
THAN 34" NOR MORE THAN 38" ABOVE  THE NOSING OF 
TREADS OR RAMP SLOPE.  HANDGRIP PORTIONS OF 
HANDRAILS SHALL BE NOT LESS  THAN 1 1/4",NOR MORE 
THAN 2", IN CROSS-SECTIONAL DIMENSION AND SHALL 
TERMINATE IN WALLS OR NEWEL POSTS. (IBC SEC. 1012)

28. PROVIDE SOUND ATTENUATION BOARD AND BLANKETS AS 
NOTED ON PLANS AND SPECIFICATIONS.   

29. WALLS OR PORTIONS THEREOF THAT RETAIN EARTH AND 
ENCLOSE INTERIOR SPACES AND FLOORS BELOW GRADE 
SHALL BE WATERPROOFED AND DAMP PROOFED IN 
ACCORDANCE WITH IBC SECTION 1807.

30. GRAB BARS, TRANSFER SEATS, AND OTHER WALL ITEMS TO 
HAVE SOLID BLOCKING AT CONNECTION POINTS.

31. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR 
COORDINATING ALL WORK INCLUDING ADDITIONAL PERMITS 
AND SUBCONTRACTOR WORK. 

32. CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING 
ALL BUILDING INSPECTIONS WITH LOCAL JURISDICTION IN 
AUTHORITY.

33. ALL EXTERIOR JOINTS SHALL BE SEALED, CAULKED, 
GASKETED, OR WEATHER-STRIPPED TO LIMIT AIR LEAKAGE 
IN THE FOLLOWING LOCATIONS, PER WSEC 502.4.3 :
A. WINDOWS AND DOOR FRAMES
B. OPENINGS BETWEEN WALLS AND FOUNDATIONS
C. BETWEEN WALLS AND ROOF
D. OPENINGS AT PENETRATION OF UTILITY SERVICES
E. ALL OTHER OPENINGS IN THE BUILDING ENVELOPE

FIRE NOTES

SMOKE CONTROL SYSTEM NARRATIVE:

THE BELLEVUE MAIN STREET APARTMENTS CONSISTS OF A 6-
STORY MIXED-USE BUILDING WITH TWO PARKING LEVELS. 
TYPICAL CONSTRUCTION INCLUDES FIVE LEVELS OF TYPE VA 
CONSTRUCTION SITUATED ABOVE A 1-STORY TYPE IA PODIUM 
ELEMENT, ABOVE A 2-STORY TYPE IA CONSTRUCTION GARAGE. 

THE GENERAL APPROACH TO SMOKE CONTROL FOR THIS 
PROJECT UTILIZES STAIR SHAFT PRESSURIZATION (ALSO 
REFERRED TO AS STAIRWAY PRESSURIZATION, OR STAIRWELL 
PRESSURIZATION) SMOKE CONTROL SYSTEMS TO HELP 
MITIGATE THE POSSIBILITY OF THE VERTICAL SPREAD OF 
SMOKE AND HELP MAINTAIN A TENABLE ENVIRONMENT IN THE 
INTERIOR EXIT STAIRWAYS SERVING THE TYPE VA 
CONSTRUCTION. 

THE ELEVATORS WILL NOT BE PRESSURIZED, AS SELF-CLOSING 
SMOKE CURTAINS WILL BE PROVIDED AT THE HOISTWAY ON 
RESIDENTIAL FLOORS.

PRESSURIZED STAIR 1 IS LOCATED IN THE NORTHEAST 
PORTION OF THE BUILDING, SERVING LEVELS P2 THROUGH L6 
AND DISCHARGING TO THE PUBLIC WAY VIA A VESTIBULE ON 
LEVEL 1. PRESSURIZED STAIR 2 IS LOCATED IN THE 
NORTHWEST PORTION OF THE BUILDING, SERVING LEVELS P2 
THROUGH THE ROOF AND DISCHARGING DIRECTLY TO THE 
PUBLIC WAY ON LEVEL L1. STAIR 3 CONNECTS A TWO-LEVEL 
AMENITY SPACE ON LEVEL 6 – ROOF.

BOTH OF THESE TWO ENCLOSED INTERIOR EXIT STAIRWAYS 
ARE PRESSURIZED AS THE RATIONAL ANALYSIS FOR SMOKE 
CONTROL. 
WITH REGARD TO INTERIOR EXIT STAIRWAY PRESSURIZATION 
OF BUILDINGS OF TYPE VA CONSTRUCTION, IBC SECTION 
504.4.1 AS AMENDED BY THE STATE OF WASHINGTON ALLOWS 
FOR A ONE STORY INCREASE WHEN STAIR SHAFT 
PRESSURIZATION IS PROVIDED.

SMOKE CONTROL EQUIPMENT WILL BE IN ACCORDANCE WITH 
IBC SECTION 909.10. STAIR PRESSURIZATION WIRING AND 
EQUIPMENT IS PROTECTED FOR 2-HOURS IN ACCORDANCE 
WITH IBC 909.20.6.1 AND BELLEVUE FD PROVISIONS.

SMOKE CONTROL SYSTEM NARRATIVE

THE STAIR PRESSURIZATION SMOKE CONTROL SYSTEMS FOR 
THE BUILDING ARE BASED ON DEVELOPING PRESSURE 
DIFFERENCES BETWEEN THE SHAFT AND THE CORRIDOR OF 
THE FLOOR. THE STAIR PRESSURIZATION SYSTEMS WILL BE 
DESIGNED TO MAINTAIN THE FOLLOWING PRESSURE 
DIFFERENCES: 
1.MINIMUM STAIRWAY DESIGN PRESSURE DIFFERENCE IS 0.10 
INCHES OF WATER
2.MAXIMUM STAIRWAY DESIGN PRESSURE DIFFERENCE IS 0.35 
INCHES OF WATER

THE STAIR PRESSURIZATION SYSTEMS FOR THE BUILDING WILL 
BE INITIATED UPON ACTIVATION OF ANY GENERAL BUILDING 
ALARM INITIATING DEVICE WITHIN THE BUILDING; INCLUDING 
THE MANUAL PULL STATION LOCATED AT THE FACP, 
SMOKE/HEAT DETECTION, AND SPRINKLER WATERFLOW.

SEQUENCE OF OPERATION: 
STAIR PRESSURIZATION WILL BE PROVIDED VIA TOP INJECTION 
ROOF-MOUNTED PRESSURIZATION FANS. UPON ACTIVATION OF 
ANY SPRINKLER WATERFLOW SWITCH, MONITORED SMOKE 
DETECTOR OR MANUAL PULL STATION ON LEVEL P2 THROUGH 
THE ROOF LEVEL, THE FOLLOWING GENERAL SEQUENCE WILL 
OCCUR: 
1.THE BUILDING WILL GO INTO GENERAL BUILDING ALARM 
CONDITION.
2.EXIT STAIRWAY PRESSURIZATION FAN DAMPERS WILL OPEN 
AND FANS WILL START FOR BOTH STAIRWAYS.
3.ELEVATOR HOISTWAY PROTECTIVES (SMOKE CURTAINS) WILL 
BE RELEASED AND CLOSE FOR BOTH ELEVATORS.
4.ANY OTHER OPENING PROTECTIVE DEVICES WILL 
AUTOMATICALLY CLOSE.
5.CORRIDOR HVAC SYSTEMS WILL SHUT-DOWN/CLOSE.
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REFERENCE 
SHEET:

A2.01

G2.02

G2.03, A1.01

NOT USED

G2.03

G2.03, L1.0

G2.03

G2.03

G2.02

G2.02

G2.03

G2.03

G2.03

G2.03

G2.03

L1.3

A2.08

G2.03

NOT USED

A1.01
A2.33

A2.01
G2.02

A2.01

BELLEVUE LAND USE CODE SUMMARY

ZONE: DNTN-MU
PERIMETER DESIGN DISTRICT OVERLAY: A2
DOWNTOWN NEIGHBORHOOD: CITY CENTER SOUTH
COMPREHENSIVE PLAN DESIGNATION: DOWNTOWN SUBAREA
LOT SIZE: 41,268 SF

20.25A.050.F.3 PARKING AREA & CIRCULATION
- LOADING FACILITY PROVIDED OUTSIDE THE REQUIRED DRIVEWAY OR PARKING AISLE WIDTHS

20.25A.060 DNTN-MU, RESIDENTIAL: 
- MAX AREA ABOVE 40': 20,000 GSF/F (SEE 20.25A.060.B FOR EXCEPTIONS)

20.25A.060.A.3 PERIMETER OVERLAY A-2: RESIDENTIAL:
- MAIN STREET: 0 FT
- 108TH AVE NE: 20', DOWNTOWN BOUNDARY
- REAR, SOUTH PROPERTY LINE: 20 FEET, DOWNTOWN BOUNDARY
- SIDE, EAST PROPERTY LINE: 0 FT
- MAX LOT COVERAGE: 75% IN DNTN-MU
- BLDG HEIGHT MAX: 70' / 90' WITH MECHANICAL EQUIPMENT
- FLOOR AREA RATIO IN DT-MU: 3.25 BASIC; 3.5 MAX
- TRIGGERS FOR ADDITIONAL HEIGHT: 55' (SEE 20.25A.075.A)

MAX LOT COVERAGE 75%: 30,951 SF
FAR: 3.25 (3.5 MAX WITH AMENITY INCENTIVES)
ALLOWABLE FAR: 
41,268 SF x 3.25 = 134,121 SF

20.25A.060.B EXCEPTIONS TO DIMENSIONAL REQUIREMENTS
CONNECTING FLOOR PLATES CAN EXCEED THE MAX FLOOR AREA ABV 40', PROVIDED THAT:

- ALLOW FOR SAFE AND EFFICIENT BUILDING EXITING PATTERNS
- INCLUDES REQUIRED CORRIDOR AREAS
- MASS FEATURES SEPARATE AND DISTINCT BUILDING ELEMENTS
- ACTS AS A DIVIDING POINT BETWEEN TWO FLOOR PLATES
- COMPLIES WITH LUC 20.25A.180.C

20.25A.060.B.2.a INTRUSION OVER SIDEWALK
i. MARQUEES, AWNINGS, AND WEATHER PROTECTION 
ii. EXTERNAL DECKS AND BALCONIES ARE PERMITTED TO EXTEND

20.25A.060.B.2.b INTRUSIONS INTO SETBACKS
- LOUVERS AND FINS ALLOWED TO INTRUDE WITHIN SOUTH SETBACK AREA.
- EXTERNAL BALCONIES AND DECKS ONLY PERMITTED IN TOWER SETBACK WITH APPROVAL OF DIRECTOR.

20.25A.070.D.4 OUTDOOR PLAZA
3. MIN. SEATING 1 LF PER 30 SF OF PLAZA SPACE. 
4. MIN. 20% OF AREA SHALL BE LANDSCAPED
5. PLAZA AMENITIES TO ENHANCE THE USERS EXPERIENCE 
6. WITHIN 30 INCHES OF THE ADJACENT SIDEWALK GRADE
7. PROVIDE SENSE OF SECURITY TO USERS THROUGH WELL-LIT AND VISIBLE SPACES
8. DIRECTIONAL SIGNAGE / PUBLIC ACCESS SIGNAGE 
9. OPEN TO THE PUBLIC AT ALL TIMES 
10. DESIGN GUIDELINES FOR PUBLIC OPEN SPACES

20.25A.075.A DOWNTOWN TOWER REQUIREMENTS: REQUIREMENTS FOR ADDITIONAL HEIGHT
2. DIMINISHING FLOOR PLATE REQUIREMENT - ABV TRIGGER, FLOOR PLATE SF REDUCE BY 10%:
3. OUTDOOR PLAZA REQUIREMENT - 10% OF SITE 

20.25A.075.C UPPER LEVEL SETBACKS
1. ON MAIN STREET, 15' STEPBACK ABOVE FIRST FLOORPLATE ABOVE 40 FEET.

20.25A.080 PARKING REQUIREMENTS:
- RESIDENTIAL: 1 MIN, 2 MAX PER UNIT

- VISITOR PARKING SHALL BE PROVIDED AT A RATE OF 1 STALL PER 20 UNITS
- RETAIL IN A MIXED DEVELOPMENT: 2 MIN, 4 MAX PER 1000 NSF

20.25A.080.G BICYCLE PARKING: 
1 SPACE FOR EVERY 10 DWELLING UNITS.

20.25A.090.A.1 12 FT MIN. SIDEWALK PLUS A 6-INCH CURB ALONG MAIN STREET AND 108TH AVE SE. 
MIN. 5-FOOT PLANTER STRIP
MIN. 6-FOOT SIDEWALK
PER TRANSPO REVIEW: MIN. 8-FOOT SIDEWALK ALONG 108TH

2009 CITY OF BELLEVUE PEDSTRIAN & BICYCLE TRANSPORTATION PLAN REPORT:
O-121-S REQUIRES A 10 - 14 FOOT WIDE OFF-STREET PATH 

20.25A.110.A REQUIRED STREET TREES
- MAIN STREET (100TH TO BELLEVUE WAY): TUPELO: NYSSA SYLVATICA 'AFTERBURNER'
- 108TH (NE 4TH TO SOUTH OF MAIN): ZELKOVA SERRATA 'GREEN VASE'

20.25A.110.C.2 LINEAR BUFFERS FOR PERIMETER OVERLAY A-2 SHALL BE MEASURED FROM BACK OF CURB. 
PER LAND USE REVIEWER: THE CITY REQUIRED SIDEWALK WILL BE PLACED IN THE BUFFER, THE CODE 
MANDATED SIDEWALK WILL NOT BE COUNTED AGAINST THE 25% AREA ALLOWED FOR HARDSCAPE.

20.25A.110.C.3 DOWNTOWN BOUNDARY SETBACK REQUIRES LINEAR BUFFER WITH NO MORE THAN 25% OF TOTAL AREA OF 
LINEAR BUFFER USED FOR VEHICULAR ACCESS DRIVES.

20.25A.110.C.4 LINEAR BUFFERS ADJACENT TO ROWS:
- MIN. 75% PLANTED
- MAX. 25% HARDSCAPE 

20.25A.110.C.4.g WALLS (AND RAILINGS) CANNOT EXCEED 30" WITHIN THE LINEAR BUFFER.
20.25A.110.C.4.g LINEAR BUFFER ALLOWS FOR 25% MAX HARDSCAPED AREAS. THE HARDSCAPED AREAS MAY BE USED FOR 

PRIVATE RESIDENTIAL ENTRIES. 

20.25A.120 GREEN AND SUSTAINABILITY FACTOR: MIN. GREEN AND SUSTAINABILITY FACTOR SCORE OF 0.3.

20.25A.130 MECHANICAL EQUIPMENT SCREENING
MECHANICAL EQUIPMENT AT GRADE OR ON ROOF MUST BE SCREENED FROM PUBLIC VIEW.

20.25A.160.B ADDITIONAL SITE GUIDELINES ON WASTE COLLECTION AREAS

20.25A.170.A.7 SIGNAGE - SEPARATE SIGN PERMIT PROCESS

20.25A.170.B STREETSCAPE AND PUBLIC REALM:
- MAIN STREET IS A MIXED STREET (C)

-  TRANSPARENCY: 75%
- WEATHER PROTECTION (8' MIN, 12' MAX ABOVE GRADE AND 6' MINIMUM DEPTH): 75%

- PER TRANSPORTATION REVIEWERS NOTES, AWNINGS OVER SIDEWALKS OR UTILITY EASEMENTS 
MUST BE 16' MINIMUM ABOVE SIDEWALK AND REMOVABLE 

-  POINTS OF INTEREST: 75 FEET LINEAR, MAX, BETWEEN ENTRANCES AND/OR POINTS OF INTEREST
-  ACTIVE USE OR SERVICES: 50%

- 108TH AVE IS A NEIGHBORHOOD STREET (D)
-  BLANK WALLS OR INACTIVE SPACES MAX: 25%
- WEATHER PROTECTION (8' MIN., 12' MAX. ABOVE GRADE): 50%
-  POINTS OF INTEREST: 90 FEET LINEAR, MAX

20.25A.180.C CONNECTED FLOOR PLATES GUIDELINES:
- FROM THE RIGHT OF WAY, THE DEVELOPMENT SHOULD APPEAR AS SEPARATE AND DISTINCT BUILDINGS 

14.60.150 DRIVEWAYS
CITY OF BELLEVUE PAGE 19 OF 56 14-136727 TK
- COMMERCIAL WITH NO PARKING GARAGE AT BACK OF SIDEWALK AT AN ARTERIAL SHALL HAVE A MAX 7% 
GRADE FOR MIN. 30 FEET PAST DRIVEWAY APPORACH.
- MAIN STREET IS A MINOR ARTERIAL
- 108TH AVE SE IS A COLLECTOR ARTERIAL

20.20.590.K.4 LOADING SPACE REQUIRED
20.20.590.K.9 COMPACT PARKING. MAX AMOUNT 50%.

20.20.725   RECYCLING AND SOLID WASTE COLLECTIONS AREAS
- AT LEAST ONE SOLID WASTE COLLECTION AREA PROVIDED IN EACH DEVELOPMENT
- AT LEAST ONE RECYCLING AREA PER 30 DWELLING UNITS IN MULTIFAMILY COMPLEXES
- ONE RECYCLING AREA PER 30 DWELLING UNITS IN MULTIFAMILY COMPLEXES

- AT LEAST 1 1/2 SF PER DWELLING UNIT
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P R O J E C T   T E A M   M E M B E R SC H E C K

P R O J E C T   N O.

B L D G   D E P T  P R O J E C T   N O.

PRE-APP:
DESIGN REVIEW:
SMOKE CONTROL:
UTILITY EXTENSION:
CLEARING & GRADING:
SHORING:
DEMOLITION: 
BUILDING:
RIGHT OF WAY:
MECHANICAL:
PLUMBING:
ELECTRICAL:

17-127743 DB
18-105483 LD
18-107764 FH
18-116384 UE
18-116394 GD
18-116377 BV
18-116398 BE
18-119598 BB
18-119608 TN
18-119618 BL
18-119616 BO
18-128964 BG

4/
8/

20
19

 1
2:

42
:2

3 
P

M

BB, JC, YAVF

G2.02

FAR DIAGRAM
AND

CALCULATIONS

4/8/19

EA 17135 / HUD 127-32010

PERMIT RESUBMITTAL
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18-119598 BB

 1" = 30'-0"1
LEVEL 1

 1" = 30'-0"2
LEVEL P2

 1" = 30'-0"3
LEVEL P1

 1" = 30'-0"4
LEVEL 2

 1" = 30'-0"6
LEVEL 4

 1" = 30'-0"7
LEVEL 5

 1" = 30'-0"8
LEVEL 6

FAR INCLUDED AREAS
LEVEL FAR TYPE AREA (SQ.FT.)

LEVEL 1 RESIDENTIAL 16,103

LEVEL 1 COMMERCIAL 1,506

LEVEL 2 RESIDENTIAL 18,621

LEVEL 3 T.O. GYPCRETE RESIDENTIAL 20,816

LEVEL 4 T.O. GYPCRETE RESIDENTIAL 20,819

LEVEL 5 T.O. GYPCRETE RESIDENTIAL 18,729

LEVEL 6 T.O. GYPCRETE RESIDENTIAL 18,729

GRAND TOTAL 115,323

ZONING CODE: BELLEVUE LAND USE CODE
ZONE: DNTN-MU
PERIMETER DESIGN DISTRICT OVERLAY: A2
DOWNTOWN NEIGHBORHOOD: CITY CENTER SOUTH
COMPREHENSIVE PLAN DESIGNATION: DOWNTOWN SUBAREA

LOT AREA: 41,268 SF
LOT COVERAGE:
LOT COVERAGE %:
MAX LOT COVERAGE % ALLOWED: 41,268 SF X 0.75 = 30,951 SF

FAR: 3.25 MAX (3.5 MAX WITH AMENITY INCENTIVES)
ALLOWABLE FAR: 41,268 SF x 3.25 = 134,121 SF

BUILDING TYPE: RESIDENTIAL
STORIES ABOVE GRADE: 6 FLOORS
STORIES BELOW GRADE: 2 LEVELS OF PARKING

ZONING INFORMATION

20.25A.080.F.2 BIKE PARKING
LEVEL TYPE COUNT

LEVEL 1

LEVEL 1 BIKE 13

13

FAR EXCLUDED AREAS
LEVEL FAR TYPE AREA (SQ.FT.)

LEVEL P2 PARKING 24,360

LEVEL P1 PARKING 23,938

GRAND TOTAL 48,298

PARKING TYPE SCHEDULE
TYPE COUNT

7.5' x 13'_COMPACT 54

7.5' x 15'_COMPACT 21

8'-8"x16'8"_DOUBLE STRIPED 19

8'x13'_DOUBLE STRIPED ACCESSIBLE
COMPACT

3

8'x13'_DOUBLE STRIPED ACCESSIBLE
VAN COMPACT

2

8'x16'_DOUBLE STRIPED ACCESSIBLE 4

9'x16'_DOUBLE STRIPED 33

9'x18'_DOUBLE STRIPED 10

GRAND TOTAL 146

PROJECT TRIGGERS REQUIREMENTS FOR ADDITIONAL HEIGHT:
- BUILDING FLOOR PLATES DO NOT EXCEED THE 55' TRIGGER HEIGHT. THUS PROJECT IS NOT SUBJECT TO DIMINISHING 

FLOOR PLATE REQUIREMENT. 
- BUILDING OVERALL HEIGHT EXCEEDS THE 55' TRIGGER HEIGHT, AND THUS PROVIDES AN OUTDOOR PLAZA OF 10% OF THE 

SITE AREA, ADJACENT THE SIDEWALK ON MAIN STREET.

20.25A.075.A:  DT TOWER REQUIREMENTS FOR ADDITIONAL HEIGHT

NOTE: PROPOSED AREAS ARE PER GROSS FLOOR AREA AS DEFINED PER 20.50 BELLEVUE LAND USE CODE: 
"The area included within the inside finished wall surface of the surrounding exterior walls of a building, excluding interior openings in 
floor plates (e.g., vent shafts, stair wells, and interior atriums), outdoor courts and exterior balconies"

20.25A.080 REQUIRED PARKING
RESIDENTIAL PARKING (1 STALL PER UNIT) = 125 STALLS
VISITOR STALLS (1 VISITOR STALL : 20 UNITS) = 7 STALLS
RETAIL STALLS (2 STALL : 1000 NSF) = 4 STALLS

PARKING PROVIDED BY USE

136 STALLS REQUIRED, 50% COMPACTS ALLOWABLE. 
146 STALLS PROVIDED, 53% ARE COMPACT:
     - 68 FULL SIZED STALLS PROVIDED
     - 68 COMPACT SIZED STALLS PROVIDED
     - AN ADDITIONAL 10 COMPACT STALLS HAVE BEEN PROVIDED

1 BICYCLE PARKING SPACE PER 10 DWELLING UNITS
125/10 = 13 BICYCLE STALLS REQUIRED
5% OF BICYCLE STALLS MUST BE ACCESSIBLE
13 * 0.05 = 1 ACCESSIBLE BICYCLE STALL PROVIDED

 1" = 30'-0"5
LEVEL 3

RECYCLING COLLECTION AREA

REQUIRED: 125 UNITS X 1.5 SF/UNIT = 188 SF
ADDITIONAL RECYCLING STORAGE LOCATED ON EACH RESIDENTIAL FLOOR IN THE TRASH CHUTE ROOM.



LEVEL 1
126' - 11"

LEVEL 2
137' - 7"

LEVEL 3 T.O.
GYPCRETE

148' - 1"

LEVEL 4 T.O.
GYPCRETE

158' - 7"

LEVEL 5 T.O.
GYPCRETE

169' - 1"

LEVEL 6 T.O.
GYPCRETE

179' - 7"

ROOF DECK
193' - 5"

LUC AVG GRADE
124' - 8 1/2"

DIM. FLR TRIGGER HT
179' - 8 1/2"

LUC MAX HEIGHT
194' - 8 1/2"

LUC MAX HT - MECH
214' - 8 1/2"

55
.0

20
.0

70
.0

56.8 53.9

18.131.5

20.25A.170.B.3 MIXED STREETS - "C" RIGHTS-OF-WAY

56.8 + 53.9 LINEAR FRONTAGE * 75% = 83' OF WEATHER PROTECTION AND TRANSPARENCY REQUIRED
15.5 + 31.5 + 13.8 + 18.1 + 5.0 + 6.9 + 22.2 = 113' OF CANOPY PROVIDED = 97% OF NORTH FACADE
3.9 + 31.4 + 7.5 + 5.0 + 5.9 + 4.8 + 6.6 + 17.7 = 83' OF TRANSPARENCY PROVIDED = 75% OF NORTH FACADE

OUTDOOR 
PLAZA

56.8 + 53.9 LINEAR FRONTAGE * 50% = 56' LINEAR FRONTAGE OF ACTIVE USE REQUIRED
56.8' ACTIVE USE PROVIDED = 52% OF NORTH FACADE

RESIDENTIAL LOBBY / LOUNGEACTIVE USE

SETBACK
20' - 0" MIN

8' - 0"

9' - 0"

6"CURB

PLANTING AREA

SIDEWALK

12
.010

.2

12
.0

9.
4

PROPOSED SIGNAGE 
LOCATIONS

5.0 6.915.5 13.8

7.510.131.44.03.9

TRANSPARENCY

17.74.26.64.04.84.05.9

1.7

5.0

TRANSPARENCY

22.2

+/- EL.= 122.50

+/- EL.= 131.20

+/- EL.= 128.55

+/- EL.= 125.78

11
.9

9.
8

LEVEL 1
126' - 11"

LEVEL 2
137' - 7"

LEVEL 3 T.O.
GYPCRETE

148' - 1"

LEVEL 4 T.O.
GYPCRETE

158' - 7"

LEVEL 5 T.O.
GYPCRETE

169' - 1"

LEVEL 6 T.O.
GYPCRETE

179' - 7"

ROOF DECK
193' - 5"

LUC AVG GRADE
124' - 8 1/2"

DIM. FLR TRIGGER HT
179' - 8 1/2"

LUC MAX HEIGHT
194' - 8 1/2"

LUC MAX HT - MECH
214' - 8 1/2"

15' - 0" STEPBACK ON MAIN STREET AT 
FIRST FLOOR PLATE ABOVE 40'

55
' -

 0
"

20
' -

 0
"

70
' -

 0
"

44
' -

 4
 1

/2
"

14' MIN SIDEWALK REQUIRED

PLANTING STRIP

CURB139.4

20.25A.170.B.4  NEIGHBORHOOD STREETS - "D" RIGHTS-OF-WAY

139.4 LINEAR FRONTAGE * 50% = 70' OF CANOPY REQUIRED
17.3 + 17.2 + 17.2 + 10.9 + 23.5 = 86.1' OF CANOPY PROVIDED = 62% OF EAST FACADE

139.4 LINEAR FRONTAGE * 75% = 104.5' TRANSPARENCY REQUIRED (34.9' MAX BLANK WALLS OR INACTIVE SPACES).
12.0 + 25.9 + 24.7 + 13.9 + 9.8 + 18.2 = 104.5' OF TRANSPARENCY PROVIDED = 75% OF EAST FACADE

23.517.217.217.3

+/- 15' - 0"

5' - 0"

6"

SETBACK
20' - 0"

8.
4

10
.4

12
.0

12
.0

1 
1/

2"

10.9

ELEV PH T.O. PLATE
210' - 2 1/4"

+/- EL.= 129.40+/- EL.= 127.43+/- EL.= 125.95+/- EL.= 124.53EL.= 123.57

11
.1

9.
6

11
.3

5.8

PATIO

12.0 3.5

PATIO

25.9

PATIO

24.7 5.0

PATIO

13.9 9.7 9.8 10.9 18.2

OUTDOOR PLAZA

41268 SF * 10% = 4,126 SF 
OUTDOOR PLAZA REQUIRED
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20
'-0

"

SETBACK

20'-0"

2,826 SF
PLANTING

768 SF
HARDSCAPE

NEW CURB RADIUS

ROW DEDICATION

1,334 SF
PLANTING

1,881 SF
SIDEWALK

19 SF
HARDSCAPE

14
'  -

 0
"

5'
 -

 0
"

906 SF
PLANTING

2,651 SF
SIDEWALK

SIDEWALK

8'-0"

SOUTH DNTN BOUNDARY LINEAR BUFFER
3680 * 25% = 920 SF MAX HARDSCAPE ALLOWED

SEE LANDSCAPE 
FOR DESIGN

PSE & QWEST EASEMENT

11 SF
HARDSCAPE

10 SF
HARDSCAPE

54 SF
HARDSCAPE

87 SF
HARDSCAPE

14 SF
PLANTING

308 SF
HARDSCAPE

20 SF
HARDSCAPE

PSE ELECTRICAL SWITCH

5'
-0

" 
M

IN
. C

LR

26
' -

 0
"

3'-0" CLR

60 SF
PLANTING

43 SF
PLANTING

43 SF
PLANTING

40 SF
PLANTING

42 SF
PLANTING

10'-0" PLANTING STRIP

SIGNAGE DENOTING 
PUBLIC ACCESS TO 
PLAZA

206 SF

OUTDOOR PLAZA
PLANTING

67 SF

OUTDOOR PLAZA
PLANTING

233 SF

OUTDOOR PLAZA
PLANTING

388 SF

OUTDOOR PLAZA
PLANTING

157 SF

OUTDOOR PLAZA
PLANTING

109 SF

OUTDOOR PLAZA
PLANTING

33 SF

OUTDOOR PLAZA
PLANTING

204 SF

OUTDOOR PLAZA
PLANTING

SEATING REQUIREMENTS:
4260 SF / 30 SF = 142 LINEAR FEET REQUIRED

PLANTING REQUIREMENTS:
4260 SF * 20% = 852 SF REQUIRED

SEATING: 20 LF

SEATING: 20 LF

SEATING: 25 LF

SEATING: 35 LF

SEATING: 25 LF

SEATING: 20 LF

1
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CANOPY DEPTH OVER SETBACK
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12"

OPEN 
TO THE 
PUBLIC
OPEN 24 HOURS

EXAMPLE PUBLIC ACCESS SIGNAGE FOR PLAZA, 
MOUNTED TO PLANTER

SEE 9/G2.03 FOR LOCATION

YEAR ROUND
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128'-6"
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 1" = 20'-0"11
ZONING DIAGRAM - NORTH ELEVATION

 1" = 20'-0"14
ZONING DIAGRAM - EAST ELEVATION

 1" = 20'-0"9
LAND USE - SETBACK AND STREET FRONTAGE DIAGRAM

LAND USE SITE ELEMENTS
LOCATION NAME AREA

EAST DNTN BOUNDARY

DRIVE AISLE HARDSCAPE 54 SF

RES. ENTRY HARDSCAPE 368 SF

423 SF

BETWEEN SIDEWALK
AND BLDG

PLANTING 243 SF

MAINTAIN EXISTING
TREES

PLANTING 1,334 SF

1,576 SF

EXEMPT SIDEWALK 1,881 SF

1,881 SF

3,880 SF

MAIN ST MULTI-USE TRAIL

PLANTER ADJACENT
BLDG

PLANTING 328 SF

TREE PITS PLANTING 906 SF

1,234 SF

SIDEWALK 2,651 SF

2,651 SF

3,885 SF

OUTDOOR PLAZA

OUTDOOR PLAZA 2,862 SF

2,862 SF

PLANTERS OUTDOOR PLAZA
PLANTING

1,397 SF

1,397 SF

4,260 SF

SOUTH DNTN BOUNDARY

DRIVE AISLE HARDSCAPE 768 SF

PAD-MOUNTED
TRANSFORMER

HARDSCAPE 87 SF

854 SF

PLANTING 2,826 SF

2,826 SF

3,680 SF

 1" = 20'-0"19
LAND USE - CANOPIES EAST ELEVATION

 1" = 20'-0"16
LAND USE - CANOPIES NORTH ELEVATION

***** See City council Departure Process in LUC 20.25A.030
**** Uses as defined in LUC 20.25A.020.A

*** Pedetrian Bridges meeting LUC 20.25A.100

** Alleys with Adresses meeting LUC 20.25A.170.B and 20.25A.170.C

* Pedestrian Corridor/Major Public Open Space on/near NE 6th St between Bellevue Way & 112th Ave NE, complying with LUC
20.25A.090,

FAR for Project 2.8

Total Amenity Bonus Points for Transfer 35,784

Amenity Points used for additional FAR in this building 0

Transferable Bonus Points Available (see adjacent Office Tower Bldg)

Maximum Allowable Building Floor Area 144,438
Gross Floor Area for FAR Calculation 116,000
Proposed Amenity Bonus Floor Area 0 BONUS SF
Floor Area Exempt from FAR 48,000
Proposed Building Gross Floor Area 164,000

PROJECT PROGRAM

Required Points = Greater value of EITHER total SF above Base FAR
OR Total SF above base height * 0.5

For Buildings Above Height Limit Bonus Floor Area:

Req'd Amenity Bonus Points = Bonus Floor Area (for all development
below base bldg height) LUC 20.25A.070.D.2.a

Req'd Pts = Bonus Area 35,784 BONUS SF

ANALYSIS OF REQUIRED AMENITY BONUS POINTS

TOTAL EARNED AMENITY POINTS 35,784

Flexible Amenity***** 0
Tier 2 (Passivhaus; 4-star Built Green, LEED Gold) +.20 FAR Yes/No 0
Tier 1 (Living Bldg Net Zero Energy, 5-star Built Green, LEED Platinum) +0.25 FAR Yes/No 0

Sustainability Certification
Neighborhood Serving Uses**** 1sf 8.0 5,000sf 0 0
Historic/Cultural Resources Documentation  $1,000.00 40.0 n/a  $- 0

Historic Preservation of Physical Sites/Bldgs  $1,000.00 40.0 n/a  $- 0

Water Feature  $1,000.00 40.0 n/a  $- 0

Public Art  $1,000.00 40.0 n/a 0

Performing Arts Space (Max. 10,000 sf) 1sf 16.0 160,000 0 0

Pedestrian Bridges*** 1lf 250.0 n/a 0 0

Freestanding Canopies @ Street Corners/Transit
Stops

 $1,000.00 40.0 1000 ea.  $- 0

Alleys with Addresses** 1 sf 6.7 n/a 0 0
Enclosed Plaza 1 sf 4.0 n/a 0 0
Active Recreation Area 1 sf 2.0 n/a 0 0
Enhanced Streetscape 1 sf 7.8 n/a 0 0
Improvement of Public Park Property  $1,000.00 40.0 n/a  $- 0

Donation of Park Property (Min. 4,000 SF)  $1,000.00 40.0 n/a  $- 0

Outdoor Plaza 1 sf 8.4 69,330 4,260 35,784
Major Pedestrian Corridor/Open Space* 1 sf 0.0 n/a 0 0

LIST OF BONUSABLE AMENITIES of Measure Per Unit Points (B) Value
Unit Bonus Maximum Area or

AMENITIES (See LUC 20.25A.070.D.1 & 070.D.4)
Draft Jan 15

Amenity Floor Area = Amenity Bonus Points (for all
development below base bldg height) LUC
20.25A.070.D.2.a

Allowable Floor Area 134,121 144,438
Allowable Floor Area Ratio, Residential (FAR) 3.25 3.5

FAR CALCULATIONS Basic Maximum (Y)
Draft Jan 10

w/ Mech: 214.6'
Max Bldg Ht: 194.6' Proposed Ht above Base: 0

Base Building Ht.: 124.6' Proposed Bldg Ht: 70'

Lot Area (SF): 41,268 Project Limits (Net On-Site Land Area) (SF): 41,268

Location: 10777 MAIN STREET Residentail/Non Residential: Residential Date Prepared: 2/5/2018
PROJECT NAME: MAIN STREET District: DNTN-MU Project Number: 17-127743-DB
FAR AMENITY INCENTIVE SYSTEM WORKSHEET (CITY CENTER NORTH, Fig. 20.25A.070.D.1)

 1 1/2" = 1'-0"1
PUBLIC ACCESS SIGNAGE

4 04/08/19 BB PERMIT RESP #4
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CTL, SAI COOL PED METER PSE ELECTRICAL SWITCH

COMCAST VAULT

REPUBLIC SERVICES WASTE COLLECTION - APPROVAL LETTER

CENTURY LINK - GRAPHIC WRAP APPROVAL LETTERPSE - GRAPHIC WRAP REJECTION LETTER - LANDSCAPE SCREENING TO BE PROVIDED

CENTURY LINK - NEW SIDEWALK SURFACING WITHIN EASEMENT APPROVAL LETTER

TRANSFORMER LOCATION COORDINATION WITH PSE AND CITY OF BELLEVUE LAND USE

PSE AND CENTURY LINK EASEMENT EXISTING EQUIPMENT

EXAMPLE UTILITY WRAP GRAPHIC PROVIDED BY CITY OF BELLEVUE CONCEPT IMAGERY FOR UTILITY BOX GRAPHIC WRAP - IMAGES CONVEY DESIGN INTENT, NOT FINAL DESIGN.

LANDCAPE SCREENING PROPOSED PER 
LANDSCAPE DRAWINGS ALONG THE 

SOUTH AND WEST BOUNDARIES. TO BE 
TALL, EVERGREEN HEDGE PLANT

EAST OF THE TRANSFORMER WILL BE THE 
WORKING ACCESS SPACE FOR BOTH THE 

NEW TRANSFORMER AND EXISTING PSE 
ELECTRICAL SWITCH, AND IS REQUIRED 

TO BE GROUND COVER ONLY

LANDSCAPE PLAN AT PSE EQUIPMENT

REFER TO L2.0
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AVERAGE GRADE PLANE CALCULATED PER THE DEFINITION OF "GRADE PLANE" WHICH IS REPEATED BELOW: 

IBC 2015 DEFINITIONS:  A REFERENCE PLANE REPRESENTING THE AVERAGE OF FINISHED GROUND LEVEL 
ADJOINING THE BUILDING AT EXTERIOR WALLS. WHERE THE FINISHED GROUND LEVEL SLOPES AWAY FROM 
THE EXTERIOR WALLS, THE REFERENCE PLANE SHALL BE ESTABLISHED BY THE LOWEST POINTS WITHIN THE 
AREA BETWEEN THE BUILDING AND THE LOT LINE OR, WHERE THE LOT LINE IS MORE THAN 6 FEET (1829 mm) 
FROM THE BUILDING, BETWEEN THE BUILDING AND A POINT 6 FEET (1829 mm) FROM THE BUILDING. 
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GOVERNING CODES:
SEE GENERAL NOTES ON SHEET G.1.00, ITEM 6

BUILDING CODE SUMMARY

OCCUPANCY

GROUP
A-2
A-3
B
M
R-2
R-2
S-2
S-2
INCIDENTAL

USE                                        
RESTAURANT
COMMON SPACE
OFFICES
RETAIL
APARTMENTS
EXERCISE ROOM
PARKING GARAGE
MECHANICAL/STORAGE
TRASH ROOM

OCCUPANCY LOAD FACTOR
15 NET
15 NET
100 GROSS
60 GROSS
200 GROSS
50 GROSS
200 GROSS
300 GROSS
300 GROSS

CHAPTER 3, TABLE 1004.1.2

SPECIAL PROVISIONS

HORIZONTAL BUILDING SEPARATION  ALLOWANCE

A BUILDING SHALL BE CONSIDERED AS SEPARATE AND DISTINCT BUILDINGS FOR PURPOSE OF DETERMINING AREA 
LIMITATIONS, CONTINUITY OF FIRE WALLS, LIMITATION OF NUMBER OF STORIES AND TYPE OF CONSTRUCTION 
WHERE ALL OF THE FOLLOWING CONDITIONS ARE MET:

1. THE BUILDINGS ARE SEPARATED WITH A 3-HR HORIZONTAL ASSEMBLY.
2. THE BUILDING BELOW THE HORIZONTAL ASSEMBLY IS TYPE 1A CONSTRUCTION.
3. SHAFT, STAIRWAY ENCLOSURES THROUGH THE HORIZONTAL ASSEMBLY SHALL HAVE NOT LESS THAN A 2-

HOUR FIRE RESISTANCE RATING PER SECTION 716.5

510.2

OCCUPANCY SEPARATION

TYPE IA PORTION
NON-SEPARATED USES PER 508.3 - ALL PROPOSED OCCUPANCIES UNLIMITED AREA PER TABLE 506.2 
(1-HR SEPARATION STILL REQUIRED AT R-2 OCCUPANCY PER 420.2)

TYPE VA PORTION
ONLY R-2 USE PROPOSED

509

TYPES OF CONSTRUCTION

TYPE IA - BELOW 3-HOUR HORIZONTAL ASSEMBLY (NON-COMBUSTIBLE)
TYPE VA - ABOVE 3-HOUR HORIZONTAL ASSEMBLY
FULLY SPRINKLERED PER 903.3.1.1 (NFPA 13)

FIRE RESISTANCE REQUIREMENTS
ELEMENT
PRIMARY STRUCTURAL FRAME
BEARING WALLS

EXTERIOR
INTERIOR

INTERIOR NON-BEARING WALLS
FLOOR CONSTRUCTION
ROOF CONSTRUCTION

TYPE IA
3 HR

3 HR
3 HR

0
2 HR

1.5 HR

1 HR
2 HR
2 HR
2 HR

1 HR

2 HR
1 HR
1 HR
1 HR

TYPE VA
1 HR

1 HR
1 HR

0
1 HR
1 HR

1 HR
2 HR
2 HR
2 HR

1 HR

-
1 HR
1 HR
1 HR

NON-BEARING EXTERIOR WALLS
HORIZONTAL EXIT -FIRE BARRIER
SHAFT ENCLOSURES -FIRE BARRIER
EXIT ENCLOSURES -FIRE BARRIER

ELEVATOR MACHINE ROOM -FIRE BARRIER

CHUTE TERMINATION ROOM -FIRE BARRIER
CHUTE ACCESS ROOMS -FIRE BARRIER
UNIT SEPARATION WALLS -FIRE PARTITION
CORRIDOR AT R-2 -FIRE PARTITION

RATED FROM INSIDE  >10' & BOTH SIDES <10'  (705.5)

TABLE 602 RATED FROM 
INSIDE  >10' & BOTH SIDES <10'  (705.5)

CONNECTING MORE THAN 4 STORIES (1022.1)
NOT LESS THAN FLOOR PENETRATED 4 

STORIES OR MORE(713.4)
3005.4 (WHEN THERE ARE OPENINGS 

INTO SHAFT THEN 2HR)
713.13.4
713.13.3
420.2, 708.3
420.2, 708.3

TABLE 601

ALLOWABLE HEIGHT

TYPE IA - UNLIMITED
TYPE VA - 5 STORIES ABOVE PODIUM, 70' ABOVE GRADE PLANE

504.3
TABLE 504.3 AND TABLE 504.4, ADDITIONAL FLOOR PER 
WSBC AMENDMENT 504.4.1

ALLOWABLE AREA

TYPE IA - UNLIMITED  (BUILDING #1)

TYPE VA GROUP R-2 (SM) - 36,000 SF BASE AREA

TABLE 506.2

TABLE 506.2

CHAPTER 6

BUILDING #2
BUILDING AREA MODIFICATIONS

Aa={[At + (NS x If)] x Sa}

Aa = ALLOWABLE AREA PER STORY
At = TABULAR ALLOWABLE AREA FACTOR = 36,000 SF
NS = 12,000 SF
If = AREA FACTOR INCREASE DUE TO FRONTAGE = 0.32
Sa =  3 

FRONTAGE INCREASE:
If = [F/P - 0.25]W/30 If = [480'/830' - 0.25] 30/30 = 0.32

F = BUILDING PERIMETER ON PUBLIC WAY OR OPEN SPACE > 30' = 480'
P = PERIMETER OF ENTIRE BUILDING = 830'
W = WIDTH OF PUBLIC WAY(MAX 30') = 30'

Aa = {[36,000 + (12,000 x 0.32)] * 3} = 119,520 SF TOTAL ALLOWABLE AREA FOR TYPE VA BUILDING

EQUATION 5-2

TABULAR AREA - TABLE 506.2
FRONTAGE INCREASE - 506.3

EQUATION 5-5

EGRESS COMPONENTS

EGRESS WIDTH

STAIRWAYS = 0.3 x TOTAL OCCUPANT LOAD SERVED
MIN. STAIR WIDTH = 44" WHEN OCC LOAD>50
OTHER EGRESS COMPONENTS = 0.2 x TOTAL OCCUPANT LOAD SERVED
MINIMUM DOOR CLEAR OPENING WIDTH = 32"
MINIMUM DOOR OPENINGS WITHIN TYPE B UNITS = 31.75"
DOOR WHEN OPEN SHALL NOT REDUCE REQUIRED WIDTH BY MORE THAN 7"
DOOR IN ANY POSITION SHALL NOT REDUCE REQUIRED WIDTH BY MORE THAN 50%
CORRIDOR WIDTH MIN. 44" WHEN OCC LOAD>50

EXIT ACCESS

WHERE TWO EXITS REQUIRED, SEPARATION DISTANCE = 1/3 MAX DIAGONAL
OF AREA SERVED

EXIT SEPARATION SHALL BE MEASURED ALONG THE SHORTEST DIRECT LINE OF 
TRAVEL WITHIN A 1 HOUR CORRIDOR

DEAD END CORRIDORS MAX. 20' TYP, 50' AT GROUP B, R & S
CORRIDORS 1 HOUR (1/2 HOUR REQUIRED) AT GROUP R, NON-RATED AT A, B & S

1005.3.1
1011.2
1005.3.2
1010.1.1
1010.1.1 EXC 8
1005.7.1
1005.7.1
TABLE 1020.2

EXIT ENCLOSURES

INTERIOR STAIRWAYS SHALL BE ENCLOSED WITH 2 HOUR FIRE BARRIERS
A STAIRWAY CONSTRUCTED OF COMBUSTIBLE MATERIALS MAY EXTEND BELOW 

THE 3-HR HORIZ ASSEMBLY IF THE STAIR IS ENCLOSED WITHIN A 3-HR RATED 
SHAFT.

EXIT ACCESS STAIRWAYS AND RAMPS THAT SERVE OR ATMOSPHERICALLY 
COMMUNICATE BETWEEN ONLY TWO STORIES ARE EXEMPT FROM BEING 
ENCLOSED IN A SHAFT ENCLOSURE. SUCH INTERCONNECTED STORIES 
SHALL NOT BE OPEN TO OTHER STORIES.

THE EXIT ENCLOSURE SHALL TERMINATE AT AN EXIT DISCHARGE OR PUBLIC WAY
A MAX 50% OF EXIT ENCLOSURES IS PERMITTED TO EGRESS THROUGH 

AREAS ON THE LEVEL OF DISCHARGE PROVIDED ALL OF THE 
FOLLOWING ARE MET:

-EGRESS TO A FREE AND UNOBSTRUCTED PATH OF TRAVEL TO 
  AN EXTERIOR EXIT DOOR AND SUCH EXIT IS VISIBLE AND 

  IDENTIFIABLE FROM EXIT ENCLOSURE
-SEPARATED FROM AREA BELOW BY 2 HR CONSTRUCTION
-AREA IS FULLY SPRINKLERED

OPENINGS IN EXIT ENCLOSURES LIMITED TO THOSE NECESSARY FOR EXIT 
ACCESS FROM NORMALLY OCCUPIED SPACES AND EGRESS FROM THE 
ENCLOSURE

PENETRATIONS ARE PROHIBITED EXCEPT FOR DOORS AND EQUIPMENT 
NECESSARY FOR THE OPERATION OF THE STAIR

EXCEPTION: MEMBRANE PENETRATIONS ARE PERMITTED ON THE 
OUTSIDE OF THE INTERIOR EXIT STAIRWAY OR RAMP WHEN 
PROTECTED PER 714.3.2.

AREA OF REFUGE AND WIDTH OF 48" BETWEEN HANDRAILS NOT REQUIRED 
WITH SPRINKLER SYSTEM

INTERIOR EXIT STAIRWAYS PRESSURIZED FOR ADDITIONAL STORY.  
PRESSURIZATION EQUIPMENT SHALL BE CONNECTED TO STANDBY POWER

1023.2
1011.7 EXC.

1019.3 EXC 1

1022.1
1028.1, EXC. 1

1022.4

1023.4

1023.5

1009.3 EXC. 2 
AND EXC. 5
504.4.1 WSBC 
AMENDMENT

TRAVEL DISTANCE
GROUP A & R-2 & M  = 250'
GROUP B = 300'
GROUP S-2 = 400'

TABLE 1016.1

ACCESSIBILITY NOTES

ALL SLEEPING AND APARTMENT UNITS NOT LABELED AS TYPE A TO BE TYPE B
5% OF UNITS SHALL BE TYPE A (5% OF 125 = 6.25 REQUIRED. 7 PROVIDED)

ACCESSIBLE PARKING STALLS REQUIRED (INCL. 2 VAN STALL MIN 8'-2" CLEARANCE)
1 STALL PER TYPE A UNIT UNLESS FEWER STALLS THAN UNITS (THEN 2%)
- FHA REQUIRES 2% OF UNIT COUNT = 3 STALLS MIN.
- IBC REQUIRES 1 ACCESSIBLE STALL PER TYPE A UNIT = 7 STALLS
- 2% OF COMMERCIAL STALLS (4 * 0.02) = 1 STALL
- 2% OF GUEST PARKING STALLS (7 * 0.02) = 1 STALL  
TOTAL REQ'D = 7 RES. STALLS + 1 COMMERCIAL STALL + 1 VISITOR STALL = 9 TOTAL

COMMON PATH OF EGRESS
GROUP A & M  =   75'
GROUP B & S = 100'
GROUP R-2 = 125'

1006.2.1

1007.1.1, EXC 2

1007.1.1. EXC 1

1020.4
TABLE 1020.1

MAXIMUM AREA OF EXTERIOR WALL OPENINGS

FIRE SEPARATION DIST:  10'<X<15' (WEST ELEVATION) = 45% UNPROTECTED/SPRINKLERED
FIRE SEPARATION DIST: >30' (NORTH & EAST & SOUTH ELEVATION) = NO LIMIT

TABLE 705.8 - AREA OF WALL PER STORY

1107.6.2.2.2
1107.6.2.2.1

1106.5
1106.2

FIRE PROTECTION SYSTEMS

SMOKE DETECTORS
SINGLE OR MULTIPLE-STATION SMOKE ALARMS SHALL BE INSTALLED 
AND MAINTAINED IN GROUPS R-2, R-3, R-4 AND I-1 REGARDLESS OF 
OCCUPANT LOAD AT ALL OF THE FOLLOWING LOCATIONS:

1. ON THE CEILING OR WALL OUTSIDE OF EACH SEPARATE
SLEEPING AREA IN THE IMMEDIATE VICINITY OF BEDROOMS.
2. IN EACH ROOM USED FOR SLEEPING PURPOSES.
3. IN EACH STORY WITHIN A DWELLING UNIT, INCLUDING
BASEMENTS BUT NOT INCLUDING CRAWL SPACES AND 
UNINHABITABLE ATTICS. IN DWELLINGS OR DWELLING UNITS WITH 
SPLIT LEVELS AND WITHOUT AN INTERVENING DOOR BETWEEN 
THE ADJACENT LEVELS, A SMOKE ALARM INSTALLED ON THE 
UPPER LEVEL SHALL SUFFICE FOR THE ADJACENT LOWER LEVEL 
PROVIDED THAT THE LOWER LEVEL IS LESS THAN ONE FULL 
STORY BELOW THE UPPER LEVEL.

907.2.11.2 

ELEVATOR

1. ELEVATOR SHAFTS SHALL BE PROTECTED WITH 2 HOUR FIRE BARRIERS
2. ENCLOSED ELEVATOR LOBBIES ARE NOT REQUIRED WHERE A BUILDING IS PROTECTED BY A SPRINKLER SYSTEM. (NOTE THAT 

SMOKE PROTECTION IS STILL REQUIRED AT CORRIDORS.  PROVIDE SMOKE CURTAINS AT THE ELEVATOR DOORS 

3. ELEVATOR AS ACCESSIBLE MEANS OF EGRESS REQUIRED. PROVIDE STAND-BY POWER 
4. AT LEAST ONE ELEVATOR SHALL BE PROVIDED FOR FIRE DEPARTMENT EMERGENCY ACCESS TO ALL FLOORS.
5. THE ELEVATOR CAR SHALL ACCOMMODATE A 24" x 84" AMBULANCE STRETCHER, AND SHALL BE IDENTIFIED BY THE 

INTERNATIONAL SYMBOL FOR EMERGENCY MEDICAL SERVICES (STAR OF LIFE)
6. PIPES, DUCTS, CONDUITS, AND EQUIPMENT NOT USED FOR THE OPERATION OF THE ELEVATORS ARE PROHIBITED IN MACHINE 

ROOM AND HOISTWAYS. 
7. MAINTAIN ALL REQUIRED WORKING CLEARANCES IN MACHINE ROOM. 
8. WATERPROOF AS NECESSARY TO PREVENT ENTRY OF GROUND WATER.  SUMP PUMPS MAY BE INSTALLED FOR FLOOD CONTROL 

BUT NOT TO MAINTAIN A DRY PIT. 
9. PROVIDE PIT LADDER. 
10. PROVIDE HOISTWAY VENTILATION. 
11. PROVIDE MACHINE ROOM VENTILATION ON STAND-BY POWER. 
12. COMPLY WITH SEISMIC REQUIREMENTS. 
13. PROVIDE 7'-0" CLEAR HEADROOM IN MACHINE ROOM. 
14. ACCOMMODATE PEOPLE WITH DISABILITIES. 
15. PROVIDE PROPER TOP CAR RUNWAYS, CLEARANCES AND REFUGE SPACE. 
16. GROUT ALL MASONRY JAMBS AND HEADERS TO RETAIN FIRE RATING OF  HOISTWAY.  IN OTHER THAN MASONRY, PROVIDE 

LABELED ENTRANCE ASSEMBLIES INSTALLED AS TESTED. 
17. GROUT BEHIND ALL HOISTWAY PENETRATIONS FOR PIPES, FIXTURES, ETC. 
18. ELEVATOR HOISTWAYS SHALL NOT BE VENTED OR PRESSURIZED THROUGH ELEVATOR  MACHINE ROOMS. 
19. VENTILATION AND PRESSURIZATION EQUIPMENT, DUCTS, ETC., CANNOT BE LOCATED IN  ELEVATOR MACHINE ROOMS, 

HOISTWAYS, OR SPACES. 
20. GLASS USED IN OR ON ELEVATOR HOISTWAYS AND CARS MUST BE LAMINATED 
21. PROVIDE CALCULATIONS AND DRAWINGS TO CITY FOR APPROVAL OF THE STRESSES AND SHALL BE NOTED IN THE APPLICABLE 

RULES OF ANSI 105. 
22. PROVIDE MEANS OF TWO-WAY CONVERSATION BETWEEN EACH ELEVATOR AND A READILY ACCESSIBLE POINT (I.E. BUILDING 

ENTRANCE LOBBY) OUTSIDE THE HOISTWAY. 
23. THIS STRUCTURE IS CONSIDERED AS UNATTENDED AND ONE OF TWO ADDITIONAL EMERGENCY SIGNALING DEVICES SHALL BE 

PROVIDED (I.E. PHONE TO ANSWERING SERVICE). 
24. PROVIDE AN EMERGENCY POWER SUPPLY FOR THE DEVICES REQUIRED BY 211.1 (A) (2) AND  211.1 (B).  THE SUPPLY SHALL BE 

CAPABLE OF OPERATING THE AUDIBLE DEVICE FOR AT LEAST ONE HOUR AND THE MEANS OF A TWO-WAY CONVERSATION FOR 
AT LEAST FOUR HOURS. 

25. INSTALL APPROVED KEY RETAINER BOX, KEYED TO THE CITY STANDARD.   
26. KEYS REQUIRED FOR THE OPERATION OF ELEVATOR, FIRE EMERGENCY SERVICE, THE MACHINE ROOM  AND THE MECHANICAL 

HOISTWAY ACCESS KEY SHALL BE TAGGED AND KEPT IN THE KEY BOX. 
27. COMPLY WITH APPLICABLE CODES.
28. A TWO-WAY COMMUNICATION SYSTEM COMPLYING WITH 1009.8.1 AND 1009.8.2 SHALL BE PROVIDED AT THE LANDING SERVING 

EACH ELEVATOR ON EACH ACCESSIBLE FLOOR THAT IS ONE OR MORE STORIES ABOVE OR BELOW THE LEVEL OF EXIT 
DISCHARGE.

713.14
3006.2.1

1007.4
3002.4
3002.4

ANSI 101 & 102
ANSI 100.2C

ANSI 106.1C

ANSI 106.1D
ANSI 101.4

WSBC CHAPTER 11
ANSI 300

ANSI 100.1B & 110.14

ANSI 100.1C, 204.1H

ANSI 297.1
ANSI 105

ANSI 211.1 (A) (2)
ANSI 211.1 (B)

ANSI 211.1

1009.8

SPRINKLERED PER NFPA 13

LEVEL 1
126' - 11"

LEVEL 2
137' - 7"

LEVEL 3 T.O.
GYPCRETE

148' - 1"

LEVEL 4 T.O.
GYPCRETE

158' - 7"

LEVEL 5 T.O.
GYPCRETE

169' - 1"

LEVEL 6 T.O.
GYPCRETE

179' - 7"

ROOF DECK
193' - 5"

LEVEL P1
115' - 8"
LEVEL P2
106' - 8"

LOWEST FIRE ACCESS
120' - 0"

IBC AVG GRADE
124' - 3 1/2"

IBC MAX HT
194' - 3 1/2"

IBC MAX PH
212' - 3 1/2"
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P R O J E C T   T E A M   M E M B E R SC H E C K

P R O J E C T   N O.

B L D G   D E P T  P R O J E C T   N O.

PRE-APP:
DESIGN REVIEW:
SMOKE CONTROL:
UTILITY EXTENSION:
CLEARING & GRADING:
SHORING:
DEMOLITION: 
BUILDING:
RIGHT OF WAY:
MECHANICAL:
PLUMBING:
ELECTRICAL:

17-127743 DB
18-105483 LD
18-107764 FH
18-116384 UE
18-116394 GD
18-116377 BV
18-116398 BE
18-119598 BB
18-119608 TN
18-119618 BL
18-119616 BO
18-128964 BG

4/
8/

20
19

 1
2:

42
:4

5 
P

M

BB, JC, YAVF

G3.01

BUILDING CODE
SUMMARY

4/8/19

EA 17135 / HUD 127-32010

PERMIT RESUBMITTAL
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18-119598 BB

 1/16" = 1'-0"19
BUILDING CODE AVERAGE GRADE DIAGRAM

99334.03 / 799.1 = 124.3

Totals 799.1 99334.0

Z 124 122.8 123.4 42.2 5207.5

Y 117.4 124 120.7 10.5 1267.4

X 117.4 117.4 117.4 11.1 1303.1

W 126.9 117.4 122.15 8.1 989.4

N 119 126.9 122.95 93 11434.4

M 114.3 119 116.65 57.4 6695.7

L 114.3 114.3 114.3 4 457.2

I 124.7 114.3 119.5 115.3 13778.4

H 129.4 124.7 127.05 110.3 14013.6

G 129.4 129.4 129.4 1.4 181.2

F 130.9 129.4 130.15 27.5 3579.1

E 128.5 130.9 129.7 61.1 7924.7

D 126.9 128.5 127.7 72.7 9283.8

C 126.9 126.9 126.9 56.4 7157.2

B 125.6 126.9 126.25 73.9 9329.9

A 122.8 125.6 124.2 54.2 6731.6

Spot 1 Spot 2

Avg

Grade

Elevation

Length Total

IBC AVG GRADE

CONSTRUCTION TYPE
LEVEL AREA (SQ.FT.)

IA

LEVEL P2 24,355 SF

LEVEL P1 24,354 SF

LEVEL 1 17,561 SF

IA 66,270 SF

VA

LEVEL 2 18,736 SF

LEVEL 3 T.O. GYPCRETE 20,932 SF

LEVEL 4 T.O. GYPCRETE 20,954 SF

LEVEL 5 T.O. GYPCRETE 18,905 SF

LEVEL 6 T.O. GYPCRETE 18,831 SF

VA 98,357 SF

TOTAL BUILDING AREA 164,627 SF

 1" = 20'-0"4
IBC SECTION

TYPE A UNITS
NAME Unit Designation NUMBER

OB | 1B B12 315

OB | 1B B12 415

1B | 1B C13 504

1B | 1B C13 604

1B + D | 1B D5 216

2B | 2B E8 110

2B | 2B E7 118

PARKING SCHEDULE
TYPE COUNT

LEVEL P2

7.5' x 13'_COMPACT 27

7.5' x 15'_COMPACT 10

8'-8"x16'8"_DOUBLE STRIPED 14

8'x13'_DOUBLE STRIPED ACCESSIBLE
COMPACT

2

8'x16'_DOUBLE STRIPED ACCESSIBLE 2

9'x16'_DOUBLE STRIPED 17

9'x18'_DOUBLE STRIPED 6

78

LEVEL P1

7.5' x 13'_COMPACT 27

7.5' x 15'_COMPACT 11

8'-8"x16'8"_DOUBLE STRIPED 5

8'x13'_DOUBLE STRIPED ACCESSIBLE
COMPACT

1

8'x13'_DOUBLE STRIPED ACCESSIBLE VAN
COMPACT

2

8'x16'_DOUBLE STRIPED ACCESSIBLE 2

9'x16'_DOUBLE STRIPED 16

9'x18'_DOUBLE STRIPED 4

68

GRAND TOTAL 146

UNIT COUNT BY TYPE
UNIT
TYPE NAME COUNT AREA

1 STUDIO 1 514 SF

2 OB | 1B 33 21,198 SF

3 1B | 1B 43 30,099 SF

6 1B + D | 1B 19 15,636 SF

7 2B | 2B 28 28,544 SF

8 3B | 2B 1 1,471 SF

125 97,462 SF

PARKING TYPE SCHEDULE
TYPE COUNT

7.5' x 13'_COMPACT 54

7.5' x 15'_COMPACT 21

8'-8"x16'8"_DOUBLE STRIPED 19

8'x13'_DOUBLE STRIPED ACCESSIBLE
COMPACT

3

8'x13'_DOUBLE STRIPED ACCESSIBLE
VAN COMPACT

2

8'x16'_DOUBLE STRIPED ACCESSIBLE 4

9'x16'_DOUBLE STRIPED 33

9'x18'_DOUBLE STRIPED 10

GRAND TOTAL 146

146 STALLS x .05 PERCENT = 8 STALLS WITH FUTURE 
EV CHARGE STATIONS. OF THE 8, 1 WILL BE LOCATED 
AT AN ACCESSIBLE PARKING SPOT. 1

1

1 10/24/18 BB PERMIT RESP #1

3 01/03/19 BB PERMIT RESP #2
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DN

OPEN TO 
BELOW

72

14,348 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

103

1,531 SF

COMMERCIAL

ASSEMBLY A-2
ASSEMBLY UNCONCENTRATED

1510.4"

52

64"

MAX DIAGIONAL = 215' - 11"
MIN EXIT SEPARATION = 71' - 3"
SEPARATION SHOWN = 162' - 8"

9.8"

49

64"
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22.8"

114
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32
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EXIT SIZED FOR HIGHEST COMBINED LOAD FROM P2 AND L3 THAT CONVERGE PER 1005.6

1-HR SEPARATION 
BETWEEN UNITS & AT 
CORRIDOR WALLS, TYP

17

824 SF

FITNESS

RESIDENTIAL R-2
EXERCISE

50

3.
4"17 64
"

9.8"

49

32"

2-HR RATED SHAFTS, 
UP TO ROOF2-HR RATED SHAFTS, 

UP TO ROOF

2-HR RATED SHAFT, 
UP TO ROOF

DIRECT LINE OF SIGHT

9

858 SF

LEASING

BUSINESS
BUSINESS

100

1.8"

9

32"

1-HR RATED 
FROM BOTH 
SIDES, TYP.

10.4"

52

32"

MAX DIAGIONAL = 62' - 3"
MIN EXIT SEPARATION = 20' - 9"
SEPARATION SHOWN = 21' - 7"

LEVEL 1
126' - 11"

LEVEL 2
137' - 7"

LEVEL 3 T.O.
GYPCRETE

148' - 1"

LEVEL 4 T.O.
GYPCRETE

158' - 7"

LEVEL 5 T.O.
GYPCRETE

169' - 1"

LEVEL 6 T.O.
GYPCRETE

179' - 7"

ROOF DECK
193' - 5"

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 406 SF
AREA OF OPENINGS = 49 SF
% OPENINGS = 12%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 453 SF
AREA OF OPENINGS = 131 SF
% OPENINGS = 29%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 277 SF
AREA OF OPENINGS = 96 SF
% OPENINGS = 35%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 294 SF
AREA OF OPENINGS = 96 SF
% OPENINGS = 33%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 975 SF
AREA OF OPENINGS = 336 SF
% OPENINGS = 35%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 1037 SF
AREA OF OPENINGS = 321 SF
% OPENINGS = 31%

FIRE SEPARATION >10'
OPENINGS ALLOWED = 45%
AREA OF WALL/FLOOR = 990 SF
AREA OF OPENINGS = 337 SF
% OPENINGS = 34%
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"

10
'-6

"
10

'-6
"

10
'-6

"
10

'-8
"

12
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61 32
"

122

24,355 SF

PARKING

STORAGE S-2
PARKING GARAGE

200

MAX DIAGONAL = 224' - 7"
MIN SEPARATION = 74' - 11'
SEPARATION SHOWN = 174' - 2"

18
.3

"

61 48
"

12
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"

61 32
"

18
.3

"

61 48
"

3-HR RATED 
EGRESS 
STAIR, UP 
TO LEVEL 2 
SLAB

3-HR RATED 
EGRESS 
STAIR, UP TO 
LEVEL 2 SLAB

2-HR 
RATED 
SHAFTS

COMMON PATH OF 
EGRESS= 84'-6"
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24,354 SF

PARKING

STORAGE S-2
PARKING GARAGE
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"

MAX DIAGONAL = 224' - 7"
MIN SEPARATION = 74' - 11'
SEPARATION SHOWN = 174' - 2"
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.3

"

61 48
"
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.3

"

61 48
"

2-HR 
RATED 
SHAFTS

2-HR RATED 
ELEC ROOM

1-HR RATED 
ELEC ROOM

2-HR RATED 
TRASH ROOM 
WITH 2 HR 
RATED DOOR 
PER 713.13.4

STAIR 2
184' - 0"

STAIR 1
162' - 0"

COMMON PATH OF 
EGRESS= 84'-6"

94

18,736 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

OPEN TO BELOW9.4"

47

32"

9.4"

47

32"

MAX DIAGONAL DISTANCE = 228' - 9"
MIN EXIT SEPARATION = 76' - 3"
SEPARATION SHOWN = 142'

14.1"

47

48"

14.1"

47

48"

3 HR VERTICAL 
SEPARATION

1-HR TYP AT 
CORRIDORS & 
BETWEEN UNITS, 
TYP. ALL FLOORS

2-HR  RATED 
SHAFTS, UP TO 
ROOF

1-HR RATED 
FROM BOTH 
SIDES, TYP.

1-HR RATED 
FROM BOTH 
SIDES

2-HR RATED 
SHAFTS, UP TO 
ROOF

2-HR RATED EGRESS 
STAIR UP TO ROOF

DEAD END CORR
31' - 0"

STAIR 1
165' - 9"

2-HR RATED 
EGRESS STAIR, 
UP TO ROOF

10.6"

53

32"
10.6"

53

32"

MAX DIAGONAL DISTANCE = 228' - 9"
MIN EXIT SEPARATION = 76' - 3"
SEPARATION SHOWN = 143' - 0"

105

20,932 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

15.9"

53

48"
15.9"

53

48"

1-HR RATED 
FROM BOTH 
SIDES, UP 
TO PH ROOF

1-HR RATED 
FROM BOTH 
SIDES UP TO 
ROOF

2-HR RATED 
ELEC CLOSET

DEAD END CORR
31' - 0"

STAIR 1
165' - 9"

DEAD END CORR
24' - 0"

105

20,954 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

10.6"

53

32"

10.6"

53

32"

MAX DIAGONAL DISTANCE = 225' - 8"
MIN EXIT SEPARATION = 75' - 3"
SEPARATION SHOWN = 142' - 7"

15.9"

53

48"

15.9"

53

48"

95

18,905 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

9.6"

48

32"
9.6"

48

32"

MAX DIAGONAL DISTANCE = 216' - 2"
MIN EXIT SEPARATION = 72' - 0"
SEPARATION SHOWN = 142' - 3"

14.4"

48

48"

14.4"

48

48"

91

18,198 SF

RESIDENTIAL

RESIDENTIAL R-2
RESIDENTIAL

200

13.6"

68

32" 13.6"

68

32"

MAX DIAGONAL DISTANCE = 216' - 4"
MIN EXIT SEPARATION = 72' - 1"
SEPARATION SHOWN = 142' - 3"

20.4"

68

48" 20.4"

68

48"

2-HR ELEC 
CLOSET

1-HR 
SEPARATION AT 
CORRIDOR, TYP.

43

633 SF

LOUNGE

RESIDENTIAL R-2
ASSEMBLY UNCONCENTRATED

15

ONE EXIT REQUIRED PER 
TABLE 1006.2.1 FOR 
ASSEMBLY FUNCTION OF 
SPACE

145

2,173 SF

ROOFTOP

ASSEMBLY A-3
ASSEMBLY UNCONCENTRATED

15

MAX DIAGONAL DISTANCE = 72' - 9"
MIN EXIT SEPARATION = 24' - 3"
SEPARATION SHOWN = 40' - 0"

22.2"

74

48"

14.8"

74

32"

14.8"

74

32"

22.2"

74

46"

2

432 SF

MEP

RESIDENTIAL R-2
ACC MECH

300

2-HR RATED 
SHAFTS, UP TO 
PH ROOF

1-HR RATED 
FROM BOTH 
SIDES

NOTE: EGRESS COMPONENTS 
SIZED TO MEET REQUIREMENTS 
PER HIGHEST LOAD DOWN TO 
LEVEL OF EGRESS

2 HR FLOOR 
ASSEMBLY OVER 
SHAFT

MAX TRAVEL
50' - 0"

MAX TRAVEL
122' - 0"
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P R O J E C T   T E A M   M E M B E R SC H E C K

P R O J E C T   N O.

B L D G   D E P T  P R O J E C T   N O.

PRE-APP:
DESIGN REVIEW:
SMOKE CONTROL:
UTILITY EXTENSION:
CLEARING & GRADING:
SHORING:
DEMOLITION: 
BUILDING:
RIGHT OF WAY:
MECHANICAL:
PLUMBING:
ELECTRICAL:

17-127743 DB
18-105483 LD
18-107764 FH
18-116384 UE
18-116394 GD
18-116377 BV
18-116398 BE
18-119598 BB
18-119608 TN
18-119618 BL
18-119616 BO
18-128964 BG

4/
8/

20
19

 1
2:

42
:5

8 
P

M

BB, JC, YAVF

G3.08

IBC DIAGRAM
EGRESS & LIFE
SAFETY PLANS

4/8/19

EA 17135 / HUD 127-32010
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 1" = 30'-0"1
LEVEL 01 - OCC LOAD AND EGRESS PLAN

OCCUPANT LOAD CALCULATION

LEVEL
AREA NAME OCCUPANCY

USE GROUP FUNCTION OF SPACE

OCCUPANT
LOAD

FACTOR
AREA (SQ.FT.)

CALCULATED
OCCUPANT

COUNT
NUMBER OF
OCCUPANT

IA

LEVEL P2 PARKING STORAGE S-2 PARKING GARAGE 200 24,355 SF 121.8 122

LEVEL P1 PARKING STORAGE S-2 PARKING GARAGE 200 24,354 SF 121.8 122

LEVEL 1 RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 14,348 SF 71.7 72

LEVEL 1 COMMERCIAL ASSEMBLY A-2 ASSEMBLY
UNCONCENTRATED

15 1,531 SF 102.1 102

LEVEL 1 FITNESS RESIDENTIAL R-2 EXERCISE 50 824 SF 16.5 17

LEVEL 1 LEASING BUSINESS BUSINESS 100 858 SF 8.6 9

VA

LEVEL 2 RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 18,736 SF 93.7 94

LEVEL 3 T.O.
GYPCRETE

RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 20,932 SF 104.7 105

LEVEL 4 T.O.
GYPCRETE

RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 20,954 SF 104.8 105

LEVEL 5 T.O.
GYPCRETE

RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 18,905 SF 94.5 95

LEVEL 6 T.O.
GYPCRETE

RESIDENTIAL RESIDENTIAL R-2 RESIDENTIAL 200 18,198 SF 91.0 91

LEVEL 6 T.O.
GYPCRETE

LOUNGE RESIDENTIAL R-2 ASSEMBLY
UNCONCENTRATED

15 633 SF 42.2 43

ROOF DECK ROOFTOP ASSEMBLY A-3 ASSEMBLY
UNCONCENTRATED

15 2,173 SF 144.9 145

ROOF DECK MEP RESIDENTIAL R-2 ACC MECH 300 432 SF 1.4 2

1124

 1" = 20'-0"4
IBC PERCENTAGE OF OPENINGS DIAGRAM_WEST ELEVATION

NOTE:
1. REFER TO G1.02 FOR LEGEND AND SYMBOLS
2. PATIOS ASSOCIATED WITH INDIVIDUAL DWELLING UNITS EXIT THROUGH THE UNIT.
3. ALL EXTERIOR WALLS WITHOUT A FIRE RATING INDICATED ARE TO BE RATED 1-HR FROM THE INSIDE
4. 1 HR REQUIRED AT ALL DEMISING WALLS AND CORRIDOR WALLS

 1" = 30'-0"16
LEVEL P2

 1" = 30'-0"10
LEVEL P1

 1" = 30'-0"17
LEVEL 2

 1" = 30'-0"11
LEVEL 3

 1" = 30'-0"2
LEVEL 4

 1" = 30'-0"18
LEVEL 5

 1" = 30'-0"12
LEVEL 6

 1" = 30'-0"19
ROOF DECK

3

3

3

3

3 01/03/19 BB PERMIT RESP #2
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P R O J E C T   T E A M   M E M B E R SC H E C K

P R O J E C T   N O.

B L D G   D E P T  P R O J E C T   N O.

PRE-APP:
DESIGN REVIEW:
SMOKE CONTROL:
UTILITY EXTENSION:
CLEARING & GRADING:
SHORING:
DEMOLITION: 
BUILDING:
RIGHT OF WAY:
MECHANICAL:
PLUMBING:
ELECTRICAL:

17-127743 DB
18-105483 LD
18-107764 FH
18-116384 UE
18-116394 GD
18-116377 BV
18-116398 BE
18-119598 BB
18-119608 TN
18-119618 BL
18-119616 BO
18-128964 BG

4/
8/
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19

 1
:2

0:
18
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BB, JC, YAVF

A3.03

BUILDING

ELEVATIONS

4/8/19

EA 17135 / HUD 127-32010

PERMIT RESUBMITTAL
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18-119598 BB

 1/8" = 1'-0"2
COURTYARD LOOKING EAST

 1/8" = 1'-0"3
COURTYARD LOOKING WEST

 1/8" = 1'-0"4
COURTYARD LOOKING SOUTH

 1/8" = 1'-0"1
NORTH ELEVATION (PARALLEL TO GRID)

1 10/24/18 BB PERMIT RESP #1

3 01/03/19 BB PERMIT RESP #2

4 04/08/19 BB PERMIT RESP #4











































SEPA Checklist Annotated by Nick Whipple 3/14/2018

NW 3/14/2018

(Main Street Apartments)

NW 4/3/2019



NW 3/14/2018

Rezone application
18-103799-LQ was
submitted
1/31/2018 and the
rezone adopted
3/4/2019 through
Ordinance 6453.

NW 4/3/2019



NW 3/14/2018

18-103799-LQ
18-105483-LD

18-119598-BB

Construction of a six-story mixed-use residential project
with 125 units, approximately 1,506 square feet of
street-level active uses, and 146 underground parking
spaces. Site improvements include a 14-foot multi-use path
along Main Street, new sidewalk along 108th Avenue SE,
and enhanced landscaping along the south property line.

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

Erosion Control per BCC 23.76

Erosion Control per BCC 23.76

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

Impacts minimized per BCC 23.76

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

Use of any diesel, pneumatic, or gasoline-powered equipment that is not
properly muffled or silenced is prohibited.

NW 4/3/2019



NW 3/14/2018

Sounds created by construction activity are limited to the
hours between 7 a.m. to 6 p.m. on weekdays and 9 a.m.
and 6 p.m. on Saturdays and prohibited on Sundays and
other legal holidays (See BCC 9.18)

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

The comprehensive plan designation was approved
under the comprehensive plan amendment 17-121068-AC.
A subsequent rezone was applied for on January 31, 2018
under permit 18-103799-LQ and the rezone was adopted
on 3/4/2019 through Ordinance 6453.

Comprehensive plan
amendment: 17-121068-AC

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019

125 units approved.



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018

NW 4/3/2019

See Traffic Study.



NW 3/14/2018

NW 4/3/2019



NW 3/14/2018
Nick Whipple

NW 4/3/2019




